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Introduction

Where will Montana be in the year 2020? Most Montanans would support a vision for
the future that includes a vibrant economy and a high quality environment, good paying
jobs and communities that offer quality public services and places to live that all
Montana citizens can afford. The key to achieving the future we prefer is to start now.

Where is Montana now? Key indicators show that Montana has the potential to move
toward this vision for 2020. Although Montana still ranked second to the bottom
nationally in terms of average wage rates in 2007, the state’s economy had one of the
highest growth rates in the nation. Between 2003 and 2006, the Montana economy
averaged an annual growth rate of 6.7 per cent.® It is likely that Montana will be less
affected by the current downturn in the nation’s economy, because Montana’s economy
is reliant on commodities that are likely to see continued strong demand.? However,
shortages of workforce housing affordable to Montanans’ incomes are limiting economic
growth.® At the same time, increasing numbers of families each year can’t find housing
at all and are homeless.* Local communities are struggling to keep up with
environmental standards for public water and sewer.®> While Montanans value wide
open spaces and low population density, these factors also contribute to Montana
ranking seventh in the nation in gas consumption per capita.®

Montana’s 70,000 Native Americans struggle with many of the same housing
impediments faced by of other rural communities including poor economies, lack of
infrastructure and scarce community agencies charged with building and renovating
what little housing exists. Additionally, Indian reservations in Montana had virtually no
housing resources until the early 1970s when the federal Department of Housing and
Urban Development (HUD) was authorized to enter into agency agreements with Tribes.
This program gave some relief to the reservations but fell far short of meeting the need.
Obtaining accurate information as to the actual housing need on the reservations is
difficult due to varying reasons, from household reluctance to reporting actual household
size in fear of loss of services to chronic under estimating Indian population during
census counts. The Tribally Designated Housing Authority annual performance reports
(Indian Housing Plan) indicate shortages of housing on all of Montana’s seven Indian

U.S. Bureau of Economic Analysis Gross Domestic Product.

“Comments by Paul Polzin, Montana Bureau of Business and Economic Research, Economic Forecast
Seminar, Helena, Montana, January 2008.

3Montana Economic Development Association (MEDA) members across the state reported the shortage of
workforce housing as the most critical issue facing economic development in 2007.

2007 Montana Statewide Homeless Survey Summary. For the first time, families constituted over 50% of
homeless people in Montanain 2007.

*The Montanan Community Development Block Grant program has had less than 50% of the funds needed
to meet the number of applications submitted for the past three years. Similarly, the Treasure State
Endowment was able to fund less than half of the projects submitted in 2008.

® National Priorities Project Database, 2001 via StateM aster Website.



Reservations. The shortage of housing forces many Indian families to live in towns off
the reservation and commute. Others live in overcrowded conditions.’

These trends don’t lead in the direction of a positive vision for 2020. What will
Montanans say from the year 2020 looking back; did Montanans rise to the challenge of
providing sustainable, livable, affordable communities?

Montana needs to take comprehensive actions now that recognize that nothing can be
done to address one aspect of Montana’s future in isolation from other parts of the
vision — economic development, environmental, energy, infrastructure and housing
policy all affect each other. Our efforts for the future must integrate all of these

concerns.

By starting now in 2008, Montana has one major advantage; it is much

easier to integrate economic, environmental, energy and housing concerns moving
forward than to try to do it after the fact.

This paper focuses on housing as the entry point to integrate policies and steps toward
the future because housing is a critical link in the chain of steps that Montana must
make to move toward the vision of 2020. Here are several reasons why housing is a
good place to start.

1.

2.

Housing development patterns affect energy consumption and environmental
quality for the future. Lower density housing patterns (one acre or more per
dwelling unit) build in higher auto fuel consumption and emissions by
increasing transportation costs for the homeowner. Lower density housing
patterns also consume farm and ranch land, and are increasingly
unaffordable to the many Montana households. On the other hand, higher
density housing (five units to the acre or more) in cities and towns affects
the quality of life in neighborhoods. Local communities have the opportunity
to chart a course for the future, but to do so wisely requires full
understanding of the costs, tradeoffs, and responsibilities communities face
in meeting the housing needs of all local residents in light of rising energy
costs.

Housing shortages are hampering economic development and community
safety and cohesion.? The shortage of workforce housing, i.e., housing
affordable to prospective employees, is curtailing local economies.
Community health and safety suffers when police, fireman, nurses and
emergency response workers can't find housing in or close to the cities and
towns in which they work. (See Sidebar on Emergency Response time in
Missoula). Across the state, local communities report that they are unable to
hire essential workers like nursing aids and teachers because of the lack of
housing (See sidebars on Affordable Housing shortages in Madison County
and Eastern Montana). Community sustainability suffers when families are
unable to live and work in the same town with their elders or where their
children go to school.

"Montana American Indian Housing Task Force, spring, 2008.
8Montana Economic Development Association.



3. Housing development patterns also affect the use of public resources now
and for the future. Low density residential developments in many areas do
not generate enough in local taxes to support the additional demands on
public services, primarily because economies of scale don't pencil out when
housing units are spread out.® (See sidebar on Infrastructure costs in
Helena) Rising energy costs make transportation-based services such as fire,
police, and public transportation for low density areas even more challenging
for local governments. Existing residents pay the difference when local taxes
are spread too thin to maintain local services.™

Lack of Affordable Housing Threatens Health Care in Madison County Nursing Home

The lack of affordable housing is having a serious impact on the ability to provide nursing staff
at the 37-bed Tobacco Root Mountains Care Center in Sheridan, in Montana’s Ruby Valley. The
Care Center offered competitive salary and benefits employment to six different applicants in
the first four months of 2008, all of whom accepted the job initially, but then turned down the
job because they were not able to find housing in Sheridan or in any of the surrounding towns.
The Care Center Administrator stated that should the housing shortage continue, it could curtail
the number of nursing home residents the county would be able to care for in the facility.

Source: Letter from Nursing Home Administrator to County Commissioner of Madison County, April 2008.

4. Successes on the Montana Indian reservations in both the rental and
homeownership areas are beginning to address housing shortages. Tribes
have been able to improve infrastructures by using the Rural Housing
Services (Rural Development) program and HUD Title VI loans. They have
been able to create 263 rental housing by using the Low Income Housing Tax

9Sprawl Costs, Economic Impacts of Unchecked Development, Robert W. Burchell, Anthony Downs,
Eéarbara McCann, and Sahan Mukherji, Island Press, Washington, 2005, p. 80;
9 pid.




Credit Program. Tribes have created more homeownership opportunities
through NeighborWorks America (trained native homebuyer educators) and
the Montana Homeownership Network. The HUD 184 loan program created
181 Indian homeowners in Montana since it started in 1997. However, there
are barriers that must be addressed to extend these success stories more
widely across Montana Indian Reservations.™

Defining the Problem

Why is housing in short supply and increasingly less affordable for Montana households?
The simple answer is that, in general, the cost of housing is going up more rapidly than
household incomes. While the current housing market in Montana is slowing and
showing some effects from the subprime lending collapse, underlying fundamental
trends in increased housing costs make these effects temporary. For the long run,
housing costs in Montana will likely continue to rise more rapidly than household
incomes, increasing the gap between what the average Montana household can afford
and the cost of renting or purchasing a home.

Montanans have been losing ground relative to the share of household budget that goes
to housing. The maps on the next page indicate in red counties in Montana in which the
median priced home was beyond the purchasing power of the median household income

“Montana American Indian Housing Task Force.



Housing Affordability - Montana: 2000 to 2020
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for the years 2000 and 2006. The third map for 2020 illustrates where median home
purchase costs and median income could be if underlying trends in housing costs and
income growth continue. The projections for home purchase costs in 2020 were
calculated by looking at the annual average increase in purchase price per county per
year from 1998 through 2003. During this time, the statewide average increase in
purchase price was 5% per year. The projections for house costs for 2020 began with
the actual percent of change for each county from 1998 to 2003, then limited all
counties with higher rates to the state average of 5%. The projections also set a floor
for the low and declining counties of 2% a year to allow a conservative estimate for the
rising costs of materials.> Income projections were based on actual change in the
median household income per county from 2000 to 2005 using census estimates,
prorated out to 2020.

Rental housing is also becoming less affordable to median income renter households.
The share of income going for housing has been increasing since the mid-1970s when
economists first began to notice that some households were exceeding 25% of
household income for housing. Data indicate that 37.5% of Montana rental households
were paying more than 30% of their incomes for housing, and 15.3% were paying more
than 50%, at the time of the 2000 census.**The map on the next page shows in red the
counties in which the median renter household income was unable to afford the median
rent for a two-bedroom unit in 2000 and 2006 at 30% of income.** Projections for costs
of rental housing for 2020 used the actual increase from 2000 to 2006, with an added
30% for utilities, then prorated to 2020. Projections for the median rental income used
the same rate of change as median household income from 2000 to 2005, prorated to
2020.

What is meant by the term “affordable housing?” Housing is considered affordable
when housing costs require no more than 30% of annual household income. As these
maps show, the gap between median household income and median housing costs for
both ownership and rental is widening and is likely to be much worse by the year 2020 if
incomes and housing costs follow long term trends. In 2000, the median home price
exceeded the purchase capacity of the median household income in 6 counties. By
2006, this was the case in 28 counties. By 2020, the median priced home could be
beyond the purchasing power of the median household income in all but 13 Montana
counties.® Similarly, the cost of renting is growing more quickly than renter median
household incomes. Counties in which the median priced two bedroom unit is not
affordable to the median renter household income numbered 25 in 2000, grew to 36 in
2006, and could go as high as 53 counties by the year 2020.

2Missoula Building Industry Association and Missoula Association of Realtors, “A Walking Tour of the
Costs Associated with Development in the Missoula Urban Area,” April, 2007, noted that the cost of
building materials rose an average of 6.5% ayear from 1996 through 2006.

M ontana Department of Commerce Consolidated Plan, 2007.

“National Low Income Coalition, “Out of Reach 2006.”

Projections of median household income per county from Bureau of Economic Analysis- US census
2005; projections of county median house prices based on data for 1998 and 2003 from the Center for
Economic Research, Montana State University, Billings.



Affordability of Renting a Two Bedroom Apartment
Montana: 2000 to 2020
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These projections assume that Montana’s historic slow growth in household income
continues into the future, while housing costs continue to rise fueled by long term
worldwide upward trends in costs. Overall, the statewide median price of a home in
Montana grew by 50% from 2000 to 2006, while statewide median household income
increased 18%.'® Sustaining a vibrant economy to support better paying jobs addresses
this gap between incomes and housing costs and is a key part of the vision for 2020;
providing affordable workforce housing is an important part of achieving that vision.

Here are some of the long-term trends that are generating shortages of housing
affordable to Montana household incomes:

1.

2.

3.

In some areas, especially in eastern Montana, the housing shortage is due to
years of little new home construction and rehabilitation of older housing
stock, reducing the number of usable housing units. The building capacity is
not available in some rural areas in the state, and when these more sparsely
populated areas reach out to builders in more populous areas, the cost of
transportation, shipping, etc., makes housing projects unfeasible when the
cost of the new housing would be more than the local market rate for rental
or purchase.

In western and south-central Montana, housing development has been
booming but escalating housing prices are not affordable for much of the
workforce. For example, in Missoula the average cost of a developed lot
more than doubled from 1998 to 2006, from $42,500 to $95,000. This does
not include the cost of the home.!” High lot costs in towns make homes in
outlying rural areas where land is less expensive appear to be good bargains
for first-time homebuyers, but these homeowners now face high costs for
commuting. As energy costs escalate, homebuyers won't be able to afford
commuting costs; starter homes will have to be built closer to the
communities in which first-time homebuyers work, on land served by public
water and sewer systems adjacent to or within existing cities and towns.

Longer term trends in rising energy costs and increased demand worldwide
for building materials are increasing the cost of building housing. Data
indicate that cost of building materials in Montana increased about 6.5% a
year between 1996 and 2006.®

At the same time, costs for building and maintaining public infrastructure
such as water and sewer systems, streets and sidewalks, are also escalating.
Many of Montana’'s community water and sewer systems were built before
1920 and are reaching the end of their life span. For example, Cut Bank is
facing an estimated cost of $40 million to replace lines in its water and sewer
systems.'® More stringent national treatment standards for water and waste
water have also added to the cost of operating these systems. Increasing

I bid.

18 Missoula Building Industry and Missoula Association of Realtors.

I bid.

Preliminary estimates prepared for Cut Bank from Dave Aune, P.E., Great West Engineering, Helena.



density can help to lower the cost of infrastructure per unit by sharing the
costs among more units. However, communities limit densities to
accommodate residents’ preferences based on existing lower density housing
patterns. Lower density increases the cost of the housing that can be built.

5. Progress in addressing housing needs on Indian reservations face additional
barriers such as: bureaucratic delays in processing paperwork; limited
capacity for program implementation and management; limited funding on
local, state and national levels to increase construction of new units, renovate
existing units, and expand infrastructure; and economic instability in Indian
communities.

What can be done?

Montanans have the opportunity to do what any smart household or business would do:
see where we can stabilize the costs of housing, increase the supply, and use existing
resources as efficiently as possible. The key lies in thinking beyond the economics of
the individual household to focus on the economics of the communities in which we live.

What good is a nice house if the community in which you live can’t afford the upkeep on
the local swimming pool or pave the roads? What businesses will want to locate or
expand in a community that doesn’t provide high quality schools, police and fire
protection, or the amenities that make Montana attractive, like sparkling clean rivers,
abundant wildlife, open vistas, and quality outdoor recreation?

It is at the local level that we live. This is where the effects of our policies affect our
daily quality of life. We all have an interest in how we use the shared resources of our
local communities to provide public services that support the quality of life in our
communities as well as looking after our individual households. We also need to use
our resources wisely at the state level to support local communities in providing quality
housing for all of their residents.

The good news about housing it that it is an important component of the Montana
economy, generating over $600,000,000 a year in new housing value.” The housing
industry generates good paying jobs in two ways: directly in construction and related
businesses (realtors, lenders, title companies, etc.) and indirectly by generating more
demand for main street businesses like furniture and hardware stores. A strong housing
industry is part of the 2020 vision of making Montana’s economy vibrant.

In the following pages, this paper summarizes trends and concerns for economic
growth, environmental quality, and energy and water consumption as related to
housing. Local communities and local and state policy makers need to take this
information into account in charting a course for the future.

202008 Economic Outlook Seminar, Bureau of Business and Economic Research, University of Montana,
January, 2008, pages 16-17.



Step One: Preserve the affordable housing we already have.

Estimates show that Montana had about 514,438 housing units as of the end of 2006.%
However, about 25% of these units statewide are aging and in poor condition.?? Unless
these units are rehabilitated or replaced, about 100,000 of them will no longer be
habitable by the year 2020. This would significantly reduce the number of units
available to house Montana’s population in 2020.

Rehabilitation of existing rental subsidized rental units is essential to preserve the
affordable housing that would otherwise be lost. For example, the shortage of
affordable rental housing on reservations has made overcrowding common on all
Montana reservations. Frequently, extended families have twenty or more persons
living in a 1200 square foot house. Overcrowding contributes to the decline in the
condition and value of these homes, and dollars for rehab are in short supply.?®

Montana also has a limited supply of federally subsidized housing units off reservations
that are critical to providing affordable housing for other low income Montana citizens
such as the elderly and disabled as well as working families. There are approximately
15,700 units of housing in Montana for which the rent is subsidized through federal
programs.” Some of these subsidized units may be lost from changes in ownership.
For example, 126 contracts with federal housing programs to provide subsidized rental
units have been completed and are now on year-to-year contracts.?® In any given year,
the owners can now convert these subsidized units to condominiums or market rate
rentals. This puts 4649 units, about one third of the total of subsidized rental units, at
risk of being lost to lower income Montanans. There are no more federal grant
construction programs to replace these complexes.

Mobile homes are also a major source of affordable housing that can be lost through
changes in ownership. There were about 51,750, occupied mobile homes in Montana,
according to the 2000 census, of which approximately 18,200 were in mobile home
parks. However, as land becomes more valuable, there is greater pressure on existing
mobile home court owners in higher growth areas to sell the courts to developers.
When mobile home courts are converted to other uses, existing court residents are
displaced. In high growth areas, existing mobile home courts are full and new courts
are not economically feasible because of the high land cost. Displaced residents who
own their mobile homes have a hard time finding an alternative court in the area; with
no space on which to relocate, they end up losing the investment in their homes.
Higher growth areas are also characterized by low vacancies and high costs for stick-
built rental housing, leaving displaced court residents with few affordable options but to
leave the community.

21.S. Census Data 2000 plus electrical permit datafor 2001-2006 from the Montana Department of Labor
and Industry Electrical Permit Program.

2\ ontana Department of Commerce Consolidated Plan Housing Conditions Report, 2005

“Montana Indian Homeownership Task Force.

#Department of Housing and Urban Development data, 2007; Rural Development data, 2008.

“Montana Department of Commerce Housing Division data as of March, 2008.



Step Two: _Increase the Supply of Affordable Housing

Projections show that Montana may have to add 95,000 new housing units by 2020 to
keep up with the needs of our population.?® What are the trends Montanans should be
aware of concerning the capacity to build new housing units?

a. Trends in Materials and Labor:

The costs of materials and labor in Montana have been increasing more quickly than
inflation as worldwide demand for housing increases, driven by national and
international markets.?” The recent spike in oil prices underscores the importance of
“green” building that incorporates energy efficiency in both the construction and
operation of the housing unit. For example, manufactured construction panels are
engineered to have higher insulation values while requiring less labor to install. The
cost of green building is forecast to come down as demand expands in the future.
Meanwhile, the need for energy savings is increasing rapidly. The gap between the
amount of energy costs the average low income Montana family could afford and the
amount they actually paid rose from $426 in 2002 to $1354 in 2007.?® Costs for 2008
will likely be much higher because of the increase in the price of oil.

One of the challenges facing Montana is a shortage of experienced contractors and
construction trades workers to build or rehabilitate housing. High growth areas in the
past few years have had more work than the construction trade could keep up with,
making it difficult to find capacity for smaller jobs and housing rehab. Areas in eastern
Montana have had relatively little growth for so long that now there are relatively few
construction trade workers and contractors, and many of those are working with the oll
and gas industry expansion. Now, many communities across the state are reporting
that the need for affordable housing units is increasing, but lack the capacity to begin to
address these needs.?® While new housing starts currently are down from previous
years in some parts of the state, for the longer term the shortage of construction trade
workers will likely intensify as many workers are nearing retirement and not enough
young people are choosing to work in these professions to take their places.*®

%Number of households for 2020 from NPA Data Services Projections, November, 2007, times one plus
the statewide vacancy rate from 2000 U.S. Census data, less units identified in footnote 22.

#Missoula Building Industry Association and Montana Association of Realtors,.

2risher, Sheehan and Colton, Public Finance and General Economics Energy Affordability Gap Analysis
2The Montana Community Development Block Grant (CDBG) program has been contacted by awide
range of Montana communitiesin the past 18 months seeking help with affordable housing. These
communities range from Livingston which is seeking to maintain affordable senior housing, to Red Lodge
which is making strong efforts to preserve a mobile home park, to resort areas like Whitefish, and to rura
counties like Madison County, which is currently experiencing a shortage of affordable housing for nurses,
school teachers, and retail employees. In southeast Montana, in Baker local officials have complained
about the shortage of affordable, worker housing for those attracted to the area as aresult of increased ail
and gas activity. Up in the northwest corner of Montana, officials from Eureka have stated that thereisa
shortage of general work force housing units and affordable housing for retirees.

%The percentage of construction workers aged 45 and older increased from 29.4% to 42.9% from 1994 to
2007. Source: U.S. Census Bureau, Local Employment Dynamics.



Manufactured housing offers some challenges and some alternatives to the capacity and
cost of providing new housing. The challenge is in removing from the housing stock
older mobile homes that don’'t meet more current health, safety and energy
conservation standards An estimated 28,000 mobile homes in Montana were
manufactured prior to June of 1976, and in many cases need to be

decommissioned and replaced.® Manufactured housing now includes both factory-built
housing on a chassis that can be installed on a permanent foundation to qualify as real
estate, and modular housing that is assembled on-site and is considered the same as
stick-built. Looking forward, manufactured housing offers three advantages for meeting
Montana’s housing needs. First, construction requires less labor on-site than traditional
stick-built housing, making manufactured housing a more viable alternative where
construction labor is scarce. Second, manufactured housing is generally at the lower
end of the cost scale, allowing it to better meet the purchasing power of working
families. Third, recent studies have shown that manufactured housing placed on a
permanent foundation appreciates in value as real estate rather than personal property,
making it a better investment than in the past.*

b. Trends in Land Costs and Use:

In high growth areas, one of the fastest growing contributors to the cost of housing is
land. A recent survey of Montana home builders indicated that 30% of new home
construction in 2006 was for customers living outside of Montana.*® This is not unusual;
most states have about the same percentage of out-of-state new home construction.
What is different about Montana is that land costs here are relatively low compared to the costs
in other states. Costs of raw land have increased as Montana has become attractive to folks
from higher-priced, out-of-state housing markets seeking to build permanent and recreational
homes in “the last best place.” As the price of land goes up, options for the type of home on
a particular piece of land are more limited. It isn't cost-effective to put a lower cost
house on an expensive piece of land. Rather, more expensive homes are built as land
prices increase, which in turn are affordable only to higher income households.

When home purchase prices rise faster than incomes, communities may be unable to
provide starter homes affordable to first-time homebuyers. In Western Montana, young
families seeking homes with yards have moved to outlying housing developments in
small towns. This has happened in Belgrade and Manhattan, Florence and Alberton,
which now provide starter homes for families whose wage earners work in Bozeman and
Missoula. Although school closures have been caused in part by the demographics of
fewer children in general, school closures in some larger communities in high growth
areas have been furthered by the flight of young families to outlying areas where homes
were more affordable.

One way to lower the cost of land for new housing is to use less land per unit. In the
unincorporated areas of the state, when the price of land reaches the level that starter
homes are not economically viable on lots of 1 acre or more (the minimum allowed by

*Mobile Home Decommissioning and Replacement and Mobile Home Park Acquisition Strategies for
Montana, 2006, commissioned by the District VIl and XI Human Resource Development Councils.
32| i
[bid.
#Montana Builder, Montana Building Industry Association, Third Quarter 2007.



health regulations for individual wells and septic systems), these types of housing units
can only be built on land served by public water and sewer. There are generally two
types of public water and sewer systems, systems developed by contractors specific to a
particular housing development, and systems provided by local governments. As the
need for affordable housing increases, lots served by public water and sewer systems
also become more expensive. For example, the average price of a lot in Missoula was
$95,000 in 2006.** With the cost of single family homes beyond the means of first-time
homebuyers, condominiums and townhomes that minimize the cost of land per unit
become the affordable option for starter homes.

The cost of public services also depends on which land is used for housing units relative
to local services including water, sewer, shopping, schools, police and fire, etc. To
succeed economically, housing units for the 21st century must also take into account the
impact on fuel consumption and efficiency for both the household and the local
community in delivering public services. A recent study indicated that “In terms of
energy consumption, a “smart location” outperforms even the greenest sprawl house
with hybrid cars. (136 million BTU/year vs.158 million BTU/year.)”*

In Indian country, land poses another problem due to the complicated process for the
use of restricted reservation lands to secure a mortgage. Homeownership, as known to
the rest of America, is not common on Montana’s Indian reservations. HUD’s Mutual
Help program, a hybrid of the Low Rent program, did little to educate Indian families as
to the actual benefits and responsibilities of home ownership utilizing conventional
mortgages. Tribal members face other barriers for attaining homeownership, including
the lack of adequate infrastructure, lack of understanding of cultural differences,
becoming credit-worthy and the time-consuming process of lending.*

Increasing environmental and energy concerns, and the economics of communities point
toward a trend of building housing at higher densities within the service areas of cities
and towns in order to efficiently use community resources. Montana communities have
the opportunity to create the vision, tools, and resources to ensure that resources are
used wisely and in a manner that provides additional housing to meet the needs of all
residents.

c. Costs of Regulation:

Regulations are a necessary part of ensuring the health and safety of individuals and
communities. Zoning and subdivision regulations are meant to efficiently guide
development in communities while building codes are designed to ensure that home
construction is safe. Each of these regulatory tools must be assessed on their own
merits, as to whether they are either a deliberate or de facto action that prohibits or
discourages the construction of affordable housing unless they are directly related to
public health and safety.*” Montana has traditionally employed a minimum of land use

*Missoula Building Industry and Missoula Association of Realtors.

35Lovaas, Deron, “Smart Growth and Energy,” Natural Resources Defense Council. 2006.

%M ontana Indian Homeownership Task Force.

3 Creating a Task Force on Regulatory Barriers to Affordable Housing,” U.S. Department of Housing and
Urban Development, Office of Policy Development and Research (2007).



regulations at the local level. A 2007 survey completed by the Montana Department of
Fish, Wildlife, and Parks, found that 23 Montana counties had some type of zoning,
whether permanent or pursuant to interim ordinances. The other half of the counties in
Montana have no zoning, but rather are regulated through subdivision regulations which
regulate the division of property to create new lots.

The most important aspect of the relationship between land use regulation and housing
affordability is the type and form of regulation. Traditional “exclusionary” zoning can
limit the supply and accessibility of affordable housing, thereby raising home prices by
excluding lower income households. Exclusionary zoning is typically considered zoning
that has the effect of keeping certain population groups, or in some cases, additional
population of any kind, out of a community or neighborhood. Techniques such as large-
lot zoning, high floor area or minimum residential floor area requirements, which
increase housing costs, have been challenged for their potential exclusionary effects.
Well-crafted land use policies can break the chain of exclusion by incorporating policies
that increase housing densities, encourage a mix of housing types, and promote regional
fair share housing or other inclusionary housing elements.® Some communities have
tried to address neighborhood concerns about higher density developments by
establishing design standards and more resident-participatory review processes. As
local Montana communities recognize the need for more affordable housing, each
community has to balance the public interest in limiting increased housing costs while
protecting the public health, safety, welfare and quality of life through land use
regulations. As communities recognize the need for denser housing, each community
has to weigh the tradeoffs between addressing neighborhood concerns and increasing
the supply of affordable housing.

Given the key role regulations play in maintaining public health and safety, it isn't
surprising that in some cases they can contribute substantially to the cost of
construction. Regulations are meant to address issues such as safe drinking water,
wastewater treatment, fire protection, and standard ingress/egress, all of which can cost
considerable sums of money. Research across the country bears this out.** There is
limited academic research for the state of Montana, but data from Missoula County
indicates that the cost of regulating subdivisions, obtaining permits and paying fees
nearly doubled from 1996 to 2006, rising from $5,850 to $10,949 per lot, and went from
5.6% to 6.4% of the total cost of a new home. This calculation does not include the
costs of infrastructure requirements.*

Infrastructure regulations also can contribute to an increase in housing prices. While
local governments set standards for some infrastructure, such as streets, curbs, parking
and sidewalks, state law determines the standards that must be met for private wells
and septic systems and for public water and sewer systems. Among other

* Nelson et al., “The Link Between Growth Management And Housing Affordability: The Academic
Evidence,” The Brookings Institution Center on Urban and Metropolitan Policy (February 2002).

¥ Malpezzi, S. “Housing Prices, Externalities, and Regulation in U.S. Metropolitan Areas’ Journal of
Housing Research, 7,(2)(1996): pp 209-241; Glaeser, E.L. and J Gyourko, “Zoning’'s Steep Price,”
Regulation, 25:3(2002); pp 24-31.

““Missoula BIA and Missoula Assocation of Realtors, 2006.



requirements, state regulation prohibits use of a private septic system for any lot less
than one acre in size. Developers seeking to build more affordable housing by using
less than one acre per home must go through a permitting process to obtain a permit
from the Department of Environmental Quality (DEQ) for a public water system. These
state regulations stem from collective concerns about maintaining the safety of drinking
water and public health.

Montana developers seeking to build public water systems also face challenges with
water rights in some parts of the state. There are seven closed basins in Montana, i.e.,
water drainage basins in which all of the available water is already claimed by existing
water rights. The process for obtaining beneficial water rights from the Department of
Natural Resources and Conservation (DNRC) can take as long as three to four years,
which in turn adds both holding costs and increased risk to the housing development
process. In an attempt to address this obstacle, the DNRC instituted an “exempt” water
well provision. The “exempt” well policy allows a single-family residence to drill a well
and draw up to 10 acre-feet per year for domestic uses only, without a water rights
permit. These state water quality and supply requirements result in a de facto state
policy that encourages low density, expensive housing developments rather than high
density, more affordable homes.** Ultimately, developers incur fewer holding costs and
risk by choosing to build on lots larger than one acre with septic and individual wells,
because obtaining the permits for community sewer and water systems can take years,
with no guarantee of approval at the end of the process.

One alternative to building new public water and sewer systems is connecting to existing
public water and sewer services currently being provided by local governments. The
primary issue with this approach is that many of the water and sewer systems operated
by local governments were initially built before 1920 and are reaching the point that
major investment is needed to keep them operational and meeting current regulatory
standards. A study done by the Montana Department of Environmental Quality in 1995
noted $1.3 billion of improvements were needed in existing public water and waste-
water systems in Montana.*? Given the costs of maintaining existing systems, many of
these local governments lack the financial resources to absorb additional users and are
looking for options to finance these services.

The adoption of impact fees is an alternative available to local governments for
generating the revenue necessary to accommodate new development. Impact fees were
specifically authorized by the Montana Legislature in 2005 to help local governments pay
for improvements, land, and equipment necessary to increase or improve the service
capacity of public facilities and services (including water, wastewater, transportation,
storm water, flood control, police, emergency medical rescue, fire protection, or other
public facilities). A handful of local governments in the state have used impact fees.

The high cost of infrastructure raises a question critical to affordable housing for the
future: Who should pay the cost of upgrading and installing additional infrastructure-the

“ilEgparza, A. and Carruthers, J., “Land Use Planning and Exurbanization in the Rural Mountain West,”
Journal of Planning Education and Research, Association of Collegiate Schools of Planning, Vol. 20
(2000).

“’Montana Department of Environmental Quality.



developer or the local taxpayer? Local communities and new development can only take
on so much before the cost of infrastructure, whether in increasing property tax levies
and higher monthly water and sewer utility charges for existing homes, or higher impact
fees on new construction, pushes affordability beyond the reach of Montana’s low and
moderate income households.

Step Three: Address the gaps between household incomes and
housing costs that remain after Steps One and Two

The discussion thus far has focused on the ability of the private sector to meet Montana
communities’ housing needs. As noted above, to be affordable housing should consume
no more than 30% of household income. There are some Montana households for
which 30% of income can’t purchase even the lowest priced housing available on the
market without additional help. The map on the next page shows the distribution of
households statewide that were living at or below the poverty level in 2005. For the
average senior on Social Security income, the fair market rent for a one bedroom
apartment in all 56 Montana counties in 2006 exceeded 30% of income, creating cost
burdens from 40-60% and leaving relatively little to live on.** Housing Montana’s
seniors will become even more challenging in the future as Montana’s population of
seniors expands from 13.8% in 2006 to 18.4% of Montana’s population in 2020.** The
map titled “65 and Over Population — Montana: 2000 to 2020” illustrates the percentage
of the population in each county age 65 and older, for 2000, 2006, and projected out to
2020. As can be seen in the map, by 2020 49 counties will have seniors constituting at
least 18% of their population, and of these, 32 will have nearly a quarter or more of
their population 65 and older. By 2030, these percentages will be approaching 30% in
some counties.

Homelessness generated by a shortage of affordable housing units imposes costs to the
community as well.** For the first time in 2007, over 50% of the state’s homeless
population was families. A recent study in Billings found that the community spent over
$31,000,000 in meeting the needs of 2400 homeless people over the course of one
year.*® This is about $13,000 per person, far more than the cost of rental housing, and
this doesn’t include the social costs of homelessness on children and adults.

Tribes are faced with housing their own enrolled Tribal members with scarce resources,
and get no additional funds to also house their non-enrolled Tribal Descendants,
members of other federally recognized Tribes and their descendants, and the non-Indian
community. An informal survey of Indian Housing Authorities conducted in the fall of
2006 found just short of 3,000 families on the waiting lists of the seven reservations
operating housing programs. Many tribal families get tired of waiting and simply do not
sign up on waiting lists. The waiting list for many of the Tribes may take up to two (2)
years before someone is housed.

“*Data from U.S. Social Security Administration and National Low Income Coalition, footnote 14.
“NPA Data Services, Inc., November, 2007

32007 Montana Statewide Homeless Survey Summary

“®City of Billings Community Development Division, “Billings Homeless Point-in-Time Survey
Addendum” 2007



Poverty in Montana - 2005
Percent of People Living in Poverty by County
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65 and Over Population - Montana: 2000 to 2020
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Conclusion

In the past, it was easy to take housing in Montana for granted. Rental costs relative to
incomes allowed young families to save enough over time to move up the housing
ladder into homeownership. Federal programs provided sufficient subsidized housing to
meet the needs of those at the lower end of the income scale and only have short
waiting times for those needing help. Most people had sufficient income left after
housing costs to purchase other necessities including food, clothing and medicine.
Professionals and essential community workers such as fire, police, nurses and teachers
were able to purchase homes in the communities in which they worked. Businesses
were able to move in or expand without concern about where their employees would
live. Developers were able to add new housing stock without concern for commuting
costs or how the housing would impact local community services.

Now, none of these aspects of housing can be taken for granted in Montana. The
guestion, “Where will people live?” increasingly has no answer, in eastern Montana from
housing shortages, in central and western Montana from rising costs. While incomes are
not keeping pace with housing costs, economic development professionals are finding
the lack of housing is preventing the development that could help improve incomes.
Moreover, the recent increase in oil prices focused attention on the crucial role the
location of housing plays in transportation costs for individuals and communities. At
every turn, we are discovering that housing plays a central role in individual and
community well-being.

Montana stands at a crossroad in addressing its housing needs. While impacts from
subprime lending are temporarily easing the cost of home purchases, fundamental
underlying trends will continue to increase the cost of housing, making it less available
and affordable in the future. Evidence indicates trends in income and housing costs are
taking us away from a vision of Montana in the year 2020 that includes a vibrant
economy and a high quality environment, good paying jobs and communities that offer
quality public services and places to live that all Montana citizens can afford.

This paper is meant to start two parts of a conversation about housing in Montana as we
look into the future. The first part is information. Attached to this paper are profiles of
housing data for each of Montana’s fifty-six counties projected out to the year 2020 and
a guide on how to use the data pages. These profiles are meant to be a starting place,
a way to begin the discussion of the housing challenges facing Montanans as we move
into the future. The goal is to give each Montana community the information needed to
move toward each community’s vision of what they would like to be in the future,
particularly concerning the supply and character of housing for all of their citizens.

The second part of the conversation concerns the tools that need to be in state law to
enable local communities to achieve their visions. We need a comprehensive set of
tools that will take us toward the future we would like to see, focused on meeting the
housing needs of 2020. These tools need to integrate economic development,
environmental quality, infrastructure financing, and energy policy to position Montana
communities for the twenty-first century. The next step is to define these tools and put
them into place.



For more information about ongoing efforts to develop legislative tools to
address Montana’s housing needs, contact:

Mail: Housing Coordination Team
c/o Division of Housing
Montana Department of Commerce
301 South Park Avenue, Suite 240
Helena, MT 59601

Email: housing@mt.gov

Phone: 406-841-2840

Website: go to housing.mt.gov and click on the HCT link



“Housing Statistics and Projections for each county in Montana”
Guide and Data Sources

Note: The purpose of these statistics and projections is to give Montanans a rough
estimate of what might be needed in the future, if current trends in incomes and
housing costs continue, using data available now and a set of assumptions that fit the
state as a whole. Some of the figures may not fit a particular county very well. The key
is to consider what the future holds, given the trends in population, income, and
housing costs, that will affect each county’s ability to provide housing to all of its
residents.

Housing Affordability Gap for each County

This bar chart shows the estimated median home cost in blue, the estimated median
household income in green, and the estimated cost of a home purchase affordable to
that median income in red, for the years 2000, 2006, and 2020. When the blue bar is
taller than the red bar, the median priced home is beyond the reach of the median
household income.

Data: Median household incomes from 2000 Census and 2005 Bureau of Economic Analysis data,
projected to 2006 and 2020; projections of county median house prices based on data for 1998
and 2003 from the Center for Economic Research, Montana State University, Billings, prorated for
2020, with counties with less than 5 data points calculated by using the average of similar
counties in the region, prorated at actual rate of change 1998-2003 for each county, adjusted to
2.0% minimum to cover increases in replacement costs and 5% maximum; Home affordable to
median income calculated by taking 25% of monthly median household income as principal and
interest payment, assuming 30-year fixed mortgage at 6% and adding a 3% downpayment.

Select Occupations Relative to the Affordability of Housing in each county
This chart compares the estimated incomes of various wage earners and a senior on the
average Social Security income to the estimated cost of purchasing a home and renting
the median priced two bedroom apartment in each county, for the years 2006 and 2020.
Figures in red indicate that the income is not sufficient to purchase a home, and show
the gap between what the income can support and the cost of the home. Percentages
indicate the share of income needed to pay rent. Percentages above 30% indicate that
the rent is not affordable.

Data: Wage data from Montana Department of Labor and Industry (DLI), 2006 actual and 2020
prorated at rate of change from 2000 to 2006. Senior income from 2000 Census data, prorated
at Cost of Living adjustments for each year to 2006, then prorated at cost of living projections to
2020 from NPA Data Services Projections, November, 2007; median home cost same as chart
above; rental cost of two bedroom apartment prorated from U.S. Department of Housing and
Urban Development (HUD) Fair Market rents per county as reported in “Out of Reach 2000” and
“Out of Reach 2006” by the National Low Income Coalition; multiplied by 1.15% to include 15%
utility allowance; for 2020, used rate of change from 2000 to 2006 for each county capped at
3.7%, then prorated to 2020, with 30% added for utility costs.

Housing Units and Structure-Type data for each county

The data at the top of the chart shows the homeownership rate for each county in 2000,
the estimated number of households in 2006, and the projected change in population
and the projected change in the number of households in 2020. The change in the



number of households is greater than the change in the population because of the aging
of the population; with more one and two person households, the number of housing
units needed will be more than in the past. If these numbers are red, the county will be
losing population over the next 12 years.

The first three columns in this table show the estimated total number of single family,
multi-family, and manufactured housing units in each county as of 2006 divided into two
categories: units in poor condition, and units in good condition. Total housing units
needed by 2020 includes the projected number of households for 2020 plus the
additional number of units that would be vacant to maintain the same vacancy rate that
the county had in the 2000 census. The calculation for housing units that must be built
or renovated by 2020 is the difference between the total housing units needed by 2020,
and the number of units in good condition in 2006. The data indicate that nearly all of
Montana counties will need to build new or renovate units to meet the housing needs of
their residents in 2020. The key question is what type of housing units will be needed,
single family, multi-family, or manufactured, to be affordable to all of the residents?

Data: housing units in poor and good condition from mid-2004 from 2005 Montana Department
of Revenue Camas Data base as reported in the Consolidated Plan Housing Conditions Report,
Montana Department of Commerce, 2005. Multi-family structures were converted to units by
calculating the ratio of households per multi-family unit per county in 2000. Homeownership rate
and vacancy rate by county in 2000 from U.S. Census Bureau Census 2000 data. Population and
households in county 2006 and 2020 from NPA Data Services, Inc., November, 2007.

%o of Median Renter Income to rent a 2-bedroom apartment

This pie chart shows the percentage of income of the estimated median renter
household for each county compared to the estimated cost of a two-bedroom Fair
Market Rent apartment for 2006 and projected out to 2020. Percentages above 30%
are not affordable.

Data: median renter income from 2006 from National Low Income Coalition Report “Out of Reach
2006” ; for 2020 calculated by finding average percent rate of change per year from 2000 to
2006 using data from National Low Income Coalition “Out of Reach Report 2000,” then prorated
to 2020; two-bedroom rental cost calculated as above in Select Occupation table.

% of Income of a Senior on average SSI to rent 1-bedroom apartment

This pie chart shows the percentage of income of the average senior on SSI payments
for each county to rent the estimated cost of a Fair Market rent one-bedroom apartment
for 2006 and projected to 2020.

Data: Senior on fixed income median income calculated as in Select Occupation Table above. %
of income to rent one bedroom apartment calculated as in Select Occupation Table Columns 5
and 9 above, using one-bedroom Fair Market rents from “Out of Reach 2000” and “Out of Reach
2006” by the National Low Income Coalition.



Housing Statistics and Projections for Montana

This data has been collected by the Housing Coordinating Team for this White Paper in an effort to document the housing affordability
problems experienced by Montanans in 2006 and to predict the potential face of the problem in 2020, if no changes are made to current
practices and trends.

Housing Affordability Gap for Montana
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Median Household
Income

® Median Household

$100,000
Income
$50,000
$0
2000 2006 2020
Select Occupations Relative to the Affordability of Housing in Montana
2006 2020
* Home % of income to * Home % of income to
Average Annual Median Home Affordability rent 2-bedroom | Average Annual Median Home Affordability rent 2-bedroom
Pay Cost Excess/Shortfall apartment Pay Cost Excess/Shortfall apartment

All Wage Earners $30,628 $172,180 ($64,176) 26.6% $29,555 $340,905| ($236,686) 52.1%
Licensed Practical Nurse $30,900 $172,180 ($63,217) 26.4% $47,624 $340,905| ($172,966) 32.3%
Police Officer $37,610 $172,180 ($39,555) 21.7% $57,966 $340,905| ($136,498) 26.6%
Elementary School Teacher $34,400 $172,180 ($50,875) 23.7% $53,019 $340,905| ($153,944) 29.0%
Retail Salesperson $18,590 $172,180| ($106,626) 43.9% $28,652 $340,905| ($239,870) 53.7%
Senior on the average SSI $13,016 $172,180| ($126,281) 62.7% $18,978 $340,905| ($273,984) 81.1%

* (red) indicates shortfall

Housing Units and Structure-type data for Montana
Homeownership rate in 2000 = 69.1%
Households in 2006 = 377,080
% change in population, 2006 to 2020 =15.1%
% change in households, 2006 to 2020 =17.9%

Estimated Housing Units
needed by 2020 in Montana

s i B 2006 Units in Total Housing Housing Units
Housing Units Condition Lost Good | nits Needed | At mustbe
by 2020 Cond!tlon, s_tlll by 2020 built or
Available in renovated by
2020 2020
TOTAL 106,390 408,048 502,758 94,711

Single-family 61,963 301,487 ?
Multi-family 8,840 56,230 ?
Manufactured Home 35,587 50,331 ?

The data in the table gives a rough estimate of housing needs and some options for the county
in meeting those needs in the future. One option is to focus on rehabilitating the units in poor
condition. This will reduce the number of new units needed. The type of new units will be
influenced by whether they will be owned or rented. The higher the housing costs relative to
incomes, the more expensive both rental and homeownership housing will be and the fewer new

homeowners will be created between the years 2006 and 2020.

%o of Median Renter Income

to rent a 2-bedroom apartment
Rent Rent

32.5% 45.8%

Income = $ 25,088 Income = $ 33,602
2006 2020

% of Income of a Senior on average

SSI to rent 1-bedroom apartment
Rent Rent
49.4% 72.7%

Income = $ 13,016
2006

Income = $ 18,978
2020

The generally accepted standard definition
of Affordable Housing is that housing
costs do not exceed 30% of income.

Montana Department of Commerce, Housing Coordinating Team, White Paper, August 2008 revision



Housing Statistics and Projections for each county in Montana

This data has been collected by the Housing Coordinating Team for this White
Paper in an effort to document the housing affordability problems experienced by
Montanans in 2006 and to predict the potential face of the problem in 2020, if no

changes are made to current practices and trends.

County:
Beaverhead

Housing Affordability Gap for Beaverhead County
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2000 2006 2020
Select Occupations Relative to the Affordability of Housing in Beaverhead County
2006 2020
* Home % of income to * Home % of income to
Average Annual Median Home Affordability rent 2-bedroom | Average Annual Median Home Affordability rent 2-bedroom
Pay Cost Excess/Shortfall apartment Pay Cost Excess/Shortfall apartment

All Wage Earners $26,884 $103,450 ($8,648) 33.8% $26,506 $196,781| ($103,313) 64.4%
Licensed Practical Nurse $29,280 $103,450 ($199) 31.0% $38,134 $196,781 ($62,310) 44.8%
Police Officer $38,590 $103,450 $32,631 23.5% $50,259 $196,781 ($19,553) 34.0%
Elementary School Teacher $32,160 $103,450 $9,956 28.2% $41,884 $196,781 ($49,084) 40.8%
Retail Salesperson $18,580 $103,450 ($37,931) 48.9% $24,198 $196,781| ($111,451) 70.5%
Senior on the average SSI $13,164 $103,450 ($57,028) 69.0% $19,194 $196,781| ($129,098) 88.9%

* (red) indicates shortfall

Housing Units and Structure-type data for Beaverhead County
Homeownership rate in 2000 = 63.7%
Households in 2006 = 3,510
% change in population, 2006 to 2020 =9.8%
% change in households, 2006 to 2020 =12.5%

Estimated Housing Units
needed by 2020 in Beaverhead County

s i B 2006 Units in Total Housing Housing Units
. . . Good . that must be
Housing Units Condition Lost Conditi . Units Needed )
by 2020 ondition, still by 2020 built or
Available in renovated by
2020 2020
TOTAL 1,442 3,643 4,716 1,074
Single-family 766 2,621 ?
Multi-family 84 493 ?
Manufactured Home 592 529 ?

The data in the table gives a rough estimate of housing needs and some options for the county
in meeting those needs in the future. One option is to focus on rehabilitating the units in poor

%o of Median Renter Income

to rent a 2-bedroom apartment
Rent
36.6%

Rent
53.3%

Income = $ 24,844 Income = $ 32,052
2006 2020

%o of Income of a Senior on average
SSI to rent 1-bedroom apartment

Rent Rent
52.5% 77.5%

Income = $ 13,164 Income = $ 19,194
2006 2020

condition. This will reduce the number of new units needed. The type of new units will be
influenced by whether they will be owned or rented. The higher the housing costs relative to
incomes, the more expensive both rental and homeownership housing will be and the fewer new

homeowners will be created between the years 2006 and 2020.

The generally accepted standard definition
of Affordable Housing is that housing
costs do not exceed 30% of income.

Montana Department of Commerce, Housing Coordinating Team, White Paper, August 2008 revision



Housing Statistics and Projections for each county in Montana

This data has been collected by the Housing Coordinating Team for this White
Paper in an effort to document the housing affordability problems experienced by
Montanans in 2006 and to predict the potential face of the problem in 2020, if no

changes are made to current practices and trends.

County:
Big Horn

Housing Affordability Gap for Big Horn County
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2000 2006 2020
Select Occupations Relative to the Affordability of Housing in Big Horn County
2006 2020
* Home % of income to * Home % of income to
Average Annual Median Home Affordability rent 2-bedroom | Average Annual Median Home Affordability rent 2-bedroom
Pay Cost Excess/Shortfall apartment Pay Cost Excess/Shortfall apartment

All Wage Earners $30,836 $138,202 ($29,464) 23.2% $33,466 $182,355 ($64,343) 34.4%
Licensed Practical Nurse $29,230 $138,202 ($35,128) 24.5% $40,248 $182,355 ($40,426) 28.6%
Police Officer $36,610 $138,202 ($9,103) 19.6% $50,410 $182,355 (%$4,592) 22.9%
Elementary School Teacher $33,360 $138,202 ($20,564) 21.5% $45,935 $182,355 ($20,373) 25.1%
Retail Salesperson $15,890 $138,202 ($82,169) 45.1% $21,880 $182,355| ($105,200) 52.7%
Senior on the average SSI $10,776 $138,202|] ($100,201) 66.5% $15,712 $182,355| ($126,949) 73.4%

* (red) indicates shortfall

Housing Units and Structure-type data for Big Horn County
Homeownership rate in 2000 = 64.9%
Households in 2006 = 4,030
% change in population, 2006 to 2020 =8.9%
% change in households, 2006 to 2020 =11.4%

Estimated Housing Units
needed by 2020 in Big Horn County

s i B 2006 Units in Total Housing Housing Units
. . . Good X that must be
Housing Units Condition Lost Conditi . Units Needed .
by 2020 ondition, still by 2020 built or
Available in renovated by
2020 2020
TOTAL 1,952 1,722 5,195 3,473
Single-family 1,159 866 ?
Multi-family 77 268 ?
Manufactured Home 716 588 ?

The data in the table gives a rough estimate of housing needs and some options for the county
in meeting those needs in the future. One option is to focus on rehabilitating the units in poor
condition. This will reduce the number of new units needed. The type of new units will be

%o of Median Renter Income

to rent a 2-bedroom apartment
Rent Rent

25.8% 28.5%

Income = $ 27,776  Income = $ 40,499
2006 2020

% of Income of a Senior on average

SSI to rent 1-bedroom apartment

Rent Rent
51.6% 60.8%

Income = $ 10,776 Income = $ 15,712
2006 2020

influenced by whether they will be owned or rented. The higher the housing costs relative to
incomes, the more expensive both rental and homeownership housing will be and the fewer new

homeowners will be created between the years 2006 and 2020.

The generally accepted standard definition
of Affordable Housing is that housing
costs do not exceed 30% of income.

Montana Department of Commerce, Housing Coordinating Team, White Paper, August 2008 revision



Housing Statistics and Projections for each county in Montana

This data has been collected by the Housing Coordinating Team for this White Papen

in an effort to document the housing affordability problems experienced by
Montanans in 2006 and to predict the potential face of the problem in 2020, if no
changes are made to current practices and trends.

County:
Blaine

Housing Affordability Gap for Blaine County
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Select Occupations Relative to the Affordability of Housing in Blaine County
2006 2020
* Home % of income to * Home % of income to
Average Annual Median Home Affordability rent 2-bedroom | Average Annual Median Home Affordability rent 2-bedroom
Pay Cost Excess/Shortfall apartment Pay Cost Excess/Shortfall apartment

All Wage Earners $28,704 $92,784 $8,435 25.3% $29,134 $183,706 ($80,971) 41.5%
Licensed Practical Nurse $29,230 $92,784 $10,290 24.8% $37,424 $183,706 ($51,737) 32.3%
Police Officer $36,610 $92,784 $36,315 19.8% $46,873 $183,706 ($18,418) 25.8%
Elementary School Teacher $33,360 $92,784 $24,854 21.8% $42,712 $183,706 ($33,091) 28.3%
Retail Salesperson $15,890 $92,784 ($36,751) 45.7% $20,344 $183,706| ($111,965) 59.5%
Senior on the average SSI $11,922 $92,784 ($50,745) 60.9% $17,382 $183,706| ($122,412) 69.6%

* (red) indicates shortfall

Housing Units and Structure-type data for Blaine County
Homeownership rate in 2000 = 61.0%
Households in 2006 = 2,380
% change in population, 2006 to 2020 =-3.7%
% change in households, 2006 to 2020 =-1.7%

Estimated Housing Units
needed by 2020 in Blaine County

Units in Poor | Totai Housing | Housing Units
Housing Units Condition Lost | 2008 Unitsin | irs Needed | that must be
by 2020 G(_)od Co_ndmorl, by 2020 built or
still Available in| renovated by
2020 2020
TOTAL 769 1,541 2,694 1,153
Single-family 613 970 ?
Multi-family 68 282 ?
Manufactured Home 88 289 ?

The data in the table gives a rough estimate of housing needs and some options for the county in
meeting those needs in the future. One option is to focus on rehabilitating the units in poor

% of Median Renter Income
to rent a 2-bedroom apartment

Rent
32.4%

Rent
37.0%

Income = $ 32,674
2020

Income = $ 22,410
2006

% of Income of a Senior on average
SSI to rent 1-bedroom apartment

Rent Rent
48.0% 61.2%

Income = $ 11,922 Income = $ 17,382
2006 2020

condition. This will reduce the number of new units needed. The type of new units will be
influenced by whether they will be owned or rented. The higher the housing costs relative to
incomes, the more expensive both rental and homeownership housing will be and the fewer new

homeowners will be created between the years 2006 and 2020.

The generally accepted standard definition of
Affordable Housing is that housing costs
do not exceed 30% of income.

Montana Department of Commerce, Housing Coordinating Team, White Paper, August 2008 revision



Housing Statistics and Projections for each county in Montana

This data has been collected by the Housing Coordinating Team for this White Paper
in an effort to document the housing affordability problems experienced by
Montanans in 2006 and to predict the potential face of the problem in 2020, if no

changes are made to current practices and trends.

County:
Broadwater

Housing Affordability Gap for Broadwa(ger County
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Select Occupations Relative to the Affordability of Housing in Broadwater County
2006 2020
* Home % of income to * Home % of income to
Average Annual Median Home Affordability rent 2-bedroom | Average Annual Median Home Affordability rent 2-bedroom
Pay Cost Excess/Shortfall apartment Pay Cost Excess/Shortfall apartment

All Wage Earners $25,740|  $182,218  ($91,451) 29.9% $26,820|  $240,433| ($145,856) 54.0%
Licensed Practical Nurse $29,280 $182,218 ($78,967) 26.3% $34,764 $240,433| ($117,845) 41.6%
Police Officer $38,590 $182,218 ($46,137) 20.0% $45,817 $240,433 ($78,866) 31.6%
Elementary School Teacher $32,160 $182,218 ($68,812) 23.9% $38,183 $240,433| ($105,787) 37.9%
Retail Salesperson $18,580 $182,218| ($116,699) 41.4% $22,060 $240,433| ($162,643) 65.6%
Senior on the average SSI $13,507 $182,218| ($134,588) 57.0% $19,693 $240,433| ($170,988) 73.5%

* (red) indicates shortfall

Housing Units and Structure-type data for Broadwater County
Homeownership rate in 2000 = 79.3%

Households in 2006 = 1,860
% change in population, 2006 to 2020 = 26.2%
% change in households, 2006 to 2020 = 28.5%

Estimated Housing Units
needed by 2020 in Broadwater County

UnitsinPoor | o\ .| Total Housing Housing Units
Housing Units Condition Lost NItSIN | jits Needed | that mustbe
by 2020 Good Condition, by 2020 built or
still Available in renovated by
2020 2020
TOTAL 451 1,969 2,688 719
Single-family 281 1,227 ?
Multi-family 0 133 ?
Manufactured Home 170 609 ?

The data in the table gives a rough estimate of housing needs and some options for the county in
meeting those needs in the future. One option is to focus on rehabilitating the units in poor

%o of Median Renter Income
to rent a 2-bedroom apartment

Rent
26.4%

Rent
44.0%

Income = $ 29,149 Income = $ 32,902
2006 2020

%o of Income of a Senior on average

SSI to rent 1-bedroom apartment
Rent Rent
44.9% 66.9%

Income = $ 13,507 Income = $ 19,693
2006 2020

condition. This will reduce the number of new units needed. The type of new units will be
influenced by whether they will be owned or rented. The higher the housing costs relative to
incomes, the more expensive both rental and homeownership housing will be and the fewer new

homeowners will be created between the years 2006 and 2020.

The generally accepted standard definition of
Affordable Housing is that housing costs
do not exceed 30% of income.

Montana Department of Commerce, Housing Coordinating Team, White Paper, August 2008 revision



Housing Statistics and Projections for each county in Montana

This data has been collected by the Housing Coordinating Team for this White Paper
in an effort to document the housing affordability problems experienced by
Montanans in 2006 and to predict the potential face of the problem in 2020, if no
changes are made to current practices and trends.

County:
Carbon

Housing Affordability Gap for CarborCIbCounty
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2000 2006 2020
Select Occupations Relative to the Affordability of Housing in Carbon County
2006 2020
* Home % of income to * Home % of income to
Average Annual Median Home Affordability rent 2-bedroom | Average Annual Median Home Affordability rent 2-bedroom
Pay Cost Excess/Shortfall apartment Pay Cost Excess/Shortfall apartment

All Wage Earners $23,244|  $243,770| ($161,804) 35.5% $21,931|  $482,648| ($405,312) 62.6%
Licensed Practical Nurse $32,080 $243,770| ($130,646) 25.7% $40,472 $482,648| ($339,932) 33.9%
Police Officer $36,610|  $243,770| ($114,671) 22.5% $46,187|  $482,648| ($319,779) 29.7%
Elementary School Teacher $39,910 $243,770| ($1083,035) 20.7% $50,350 $482,648| ($305,098) 27.3%
Retail Salesperson $19,470 $243,770| ($175,113) 42.4% $24,563 $482,648| ($396,031) 55.9%
Senior on the average SSI $12,402 $243,770] ($200,037) 66.5% $18,082 $482,648| ($418,884) 75.9%

* (red) indicates shortfall

Housing Units and Structure-type data for Carbon County
Homeownership rate in 2000 = 74.2%
Households in 2006 = 4,250
% change in population, 2006 to 2020 = 10.7%
% change in households, 2006 to 2020 = 13.6%

Estimated Housing Units
needed by 2020 in Carbon County

Housing Units

Housing Units

Units in Poor
Condition Lost

2006 Units in
Good Condition,

Total Housing
Units Needed

that must be
built or

L2020 still Available in R/2020 renovated by
2020 2020
TOTAL 2,506 4,072 6,086 2,015
Single-family 1,876 3,192 ?
Multi-family 37 289 ?
Manufactured Home 593 591 ?

The data in the table gives a rough estimate of housing needs and some options for the county in
meeting those needs in the future. One option is to focus on rehabilitating the units in poor
condition. This will reduce the number of new units needed. The type of new units will be
influenced by whether they will be owned or rented. The higher the housing costs relative to
incomes, the more expensive both rental and homeownership housing will be and the fewer new

%o of Median Renter Income
to rent a 2-bedroom apartment

Rent
27.5%

Rent
36.4%

Income = $ 30,017 Income = $ 37,676
2006 2020

%o of Income of a Senior on average

SSI to rent 1-bedroom apartment
Rent Rent
51.4% 59.3%

Income = $ 12,402 Income = $ 18,082
2006 2020

homeowners will be created between the years 2006 and 2020.

The generally accepted standard definition of
Affordable Housing is that housing costs
do not exceed 30% of income.
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Housing Statistics and Projections for each county in Montana

This data has been collected by the Housing Coordinating Team for this White Paper
in an effort to document the housing affordability problems experienced by
Montanans in 2006 and to predict the potential face of the problem in 2020, if no
changes are made to current practices and trends.

County:
Carter

%)

Housing Affordability Gap forQCarter County
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$0
2000 2006 2020
Select Occupations Relative to the Affordability of Housing in Carter County
2006 2020
* Home % of income to * Home % of income to
Average Annual Median Home Affordability rent 2-bedroom | Average Annual Median Home Affordability rent 2-bedroom
Pay Cost Excess/Shortfall apartment Pay Cost Excess/Shortfall apartment

All Wage Earners $19,396 $95,000 ($26,604) 36.9% $19,548 $125,350 ($56,417) 59.0%
Licensed Practical Nurse $32,830 $95,000 $20,769 21.8% $38,701 $125,350 $11,121 29.8%
Police Officer $33,150 $95,000 $21,897 21.6% $39,078 $125,350 $12,451 29.5%
Elementary School Teacher $35,000 $95,000 $28,421 20.5% $41,259 $125,350 $20,141 27.9%
Retail Salesperson $16,580 $95,000 ($36,534) 43.2% $19,545 $125,350 ($56,429) 59.0%
Senior on the average SSI $10,481 $95,000 ($58,042) 68.3% $15,281 $125,350 ($71,464) 75.4%

* (red) indicates shortfall
Housing Units and Structure-type data for Carter County
Homeownership rate in 2000 = 74.6%
Households in 2006 = 530
% change in population, 2006 to 2020 = -9.9%
% change in households, 2006 to 2020 = -7.5%

Estimated Housing Units
needed by 2020 in Carter County

Units in Poor

Total Housing

Housing Units

g g s 2006 Units in E that must be
Housing Units Con;'t;%”zg“‘ Good Condition, U"::s r;;:ged built or
4 still Available in Y renovated by
2020 2020
TOTAL 715 121 652 531

Single-family 510 31 ?
Multi-family 0 24 ?
Manufactured Home 205 66 ?

The data in the table gives a rough estimate of housing needs and some options for the county in
meeting those needs in the future. One option is to focus on rehabilitating the units in poor

%o of Median Renter Income
to rent a 2-bedroom apartment

Rent
30.3%

Rent
33.4%

Income = $ 23,652 Income = $ 34,485
2006 2020

% of Income of a Senior on average
SSI to rent 1-bedroom apartment

Rent Rent
57.5% 71.8%

Income = $ 10,481 Income = $ 15,281
2006 2020

condition. This will reduce the number of new units needed. The type of new units will be
influenced by whether they will be owned or rented. The higher the housing costs relative to
incomes, the more expensive both rental and homeownership housing will be and the fewer new

homeowners will be created between the years 2006 and 2020.

The generally accepted standard definition of
Affordable Housing is that housing costs
do not exceed 30% of income.

Montana Department of Commerce, Housing Coordinating Team, White Paper, August 2008 revision



Housing Statistics and Projections for each county in Montana

This data has been collected by the Housing Coordinating Team for this White Paper
in an effort to document the housing affordability problems experienced by
Montanans in 2006 and to predict the potential face of the problem in 2020, if no

changes are made to current practices and trends.

County:
Cascade

Housing Affordability Gap for Cascade County
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2000 2006 2020
Select Occupations Relative to the Affordability of Housing in Cascade County
2006 2020
* Home % of income to * Home % of income to
Average Annual Median Home Affordability rent 2-bedroom | Average Annual Median Home Affordability rent 2-bedroom
Pay Cost Excess/Shortfall apartment Pay Cost Excess/Shortfall apartment

All Wage Earners $29,536 $135,680 ($31,527) 25.7% $28,963 $268,637| ($166,505) 39.1%
Licensed Practical Nurse $32,110 $135,680 ($22,450) 23.6% $44,754 $268,637| ($110,821) 25.3%
Police Officer $41,390 $135,680 $10,274 18.3% $57,688 $268,637 ($65,211) 19.6%
Elementary School Teacher $32,310 $135,680 ($21,745) 23.5% $45,033 $268,637| ($109,838) 25.1%
Retail Salesperson $20,080 $135,680 ($64,872) 37.8% $27,987 $268,637| ($169,947) 40.5%
Senior on the average SSI $12,906 $135,680 ($90,168) 58.8% $18,818 $268,637| ($202,280) 60.2%

* (red) indicates shortfall

Housing Units and Structure-type data for Cascade County
Homeownership rate in 2000 = 64.9%
Households in 2006 = 32,180
% change in population, 2006 to 2020 = -4.7%
% change in households, 2006 to 2020 = -2.4%

Estimated Housing Units
needed by 2020 in Cascade County

. . Unit.s .in Ll 2006 Units in TOt.aI RS F:E:\ts::?l:tjrl‘)ites
Housing Units Con;i;t;%r;éost Good Condition, Umbt; rz\lgze(c)ied built or
still Available in renovated by
2020 2020
TOTAL 8,353 27,255 33,798 6,543
Single-family 5,219 18,556 ?
Multi-family 1,279 6,650 ?
Manufactured Home 1,855 2,049 ?

The data in the table gives a rough estimate of housing needs and some options for the county in
meeting those needs in the future. One option is to focus on rehabilitating the units in poor
condition. This will reduce the number of new units needed. The type of new units will be
influenced by whether they will be owned or rented. The higher the housing costs relative to
incomes, the more expensive both rental and homeownership housing will be and the fewer new
homeowners will be created between the years 2006 and 2020.

%o of Median Renter Income
to rent a 2-bedroom apartment

Rent
30.5%

Rent
34.4%

Income = $ 24,921  Income = $ 32,955
2006 2020

% of Income of a Senior on average

SSI to rent 1-bedroom apartment
Rent Rent
45.9% 50.6%

Income = $ 12,906 Income = $ 18,818
2006 2020

The generally accepted standard definition of
Affordable Housing is that housing costs
do not exceed 30% of income.
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Housing Statistics and Projections for each county in Montana

This data has been collected by the Housing Coordinating Team for this White Paper

in an effort to document the housing affordability problems experienced by County:
Montanans in 2006 and to predict the potential face of the problem in 2020, if no Chouteau
changes are made to current practices and trends.
Housing Affordability Gap for Chouteau County
5
©
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$20,000
$0
2000 2006 2020
Select Occupations Relative to the Affordability of Housing in Chouteau County
2006 2020
* Home % of income to * Home % of income to
Average Annual Median Home Affordability rent 2-bedroom | Average Annual Median Home Affordability rent 2-bedroom
Pay Cost Excess/Shortfall apartment Pay Cost Excess/Shortfall apartment

All Wage Earners $21,216 $96,231 ($21,417) 34.2% $21,137 $126,975 ($52,440) 57.3%
Licensed Practical Nurse $29,230 $96,231 $6,843 24.8% $36,296 $126,975 $1,016 33.3%
Police Officer $36,610 $96,231 $32,868 19.8% $45,460 $126,975 $33,332 26.6%
Elementary School Teacher $33,360 $96,231 $21,407 21.8% $41,424 $126,975 $19,101 29.2%
Retail Salesperson $15,890 $96,231 ($40,198) 45.7% $19,731 $126,975 ($57,396) 61.3%
Senior on the average SSI $13,379 $96,231 ($49,052) 54.3% $19,507 $126,975 ($58,186) 62.0%

* (red) indicates shortfall

Housing Units and Structure-type data for Chouteau County
Homeownership rate in 2000 = 68.6%
Households in 2006 = 2,030
% change in population, 2006 to 2020 = -7.3%
% change in households, 2006 to 2020 = -4.9%

Estimated Housing Units
needed by 2020 in Chouteau County

Units in Poor

Total Housing

Housing Units

A . L. 2006 Units in . that must be
Housing Units Con;'t;%”zg“‘ Good Condition, U"::s r;;:ged built or
4 still Available in i renovated by
2020 2020
TOTAL 1,444 1,331 2,312 981

Single-family 1,188 976 ?
Multi-family 36 76 ?
Manufactured Home 220 279 ?

The data in the table gives a rough estimate of housing needs and some options for the county in
meeting those needs in the future. One option is to focus on rehabilitating the units in poor

% of Median Renter Income
to rent a 2-bedroom apartment

Rent
28.1%

Rent
32.1%

Income = $ 37,668
2020

Income = $ 25,835
2006

%o of Income of a Senior on average

SSI to rent 1-bedroom apartment
Rent Rent
42.8% 54.6%

Income = $ 13,379  Income = $ 19,507
2006 2020

condition. This will reduce the number of new units needed. The type of new units will be
influenced by whether they will be owned or rented. The higher the housing costs relative to
incomes, the more expensive both rental and homeownership housing will be and the fewer new
homeowners will be created between the years 2006 and 2020.

The generally accepted standard definition of
Affordable Housing is that housing costs
do not exceed 30% of income.

Montana Department of Commerce, Housing Coordinating Team, White Paper, August 2008 revision



Housing Statistics and Projections for each county in Montana

This data has been collected by the Housing Coordinating Team for this White Paper
in an effort to document the housing affordability problems experienced by
Montanans in 2006 and to predict the potential face of the problem in 2020, if no
changes are made to current practices and trends.

County:
Custer

Housing Affordability Gap for CusterbCounty
A
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2000 2006 2020
Select Occupations Relative to the Affordability of Housing in Custer County
2006 2020
* Home % of income to * Home % of income to
Average Annual Median Home Affordability rent 2-bedroom | Average Annual Median Home Affordability rent 2-bedroom
Pay Cost Excess/Shortfall apartment Pay Cost Excess/Shortfall apartment

All Wage Earners $26,364 $96,592 ($3,624) 27.2% $24,908 $191,246| ($103,414) 46.3%
Licensed Practical Nurse $32,830 $96,592 $19,177 21.8% $40,878 $191,246 ($47,097) 28.2%
Police Officer $33,150 $96,592 $20,305 21.6% $41,276 $191,246 ($45,692) 27.9%
Elementary School Teacher $35,000 $96,592 $26,829 20.5% $43,580 $191,246 ($37,569) 26.5%
Retail Salesperson $16,580 $96,592 ($38,126) 43.2% $20,644 $191,246| ($118,447) 55.8%
Senior on the average SSI $12,941 $96,592 ($50,958) 55.3% $18,868 $191,246[ ($124,710) 61.1%

* (red) indicates shortfall

Housing Units and Structure-type data for Custer County
Homeownership rate in 2000 = 70.1%
Households in 2006 = 4,560
% change in population, 2006 to 2020 = -0.7%
% change in households, 2006 to 2020 = 1.5%

Estimated Housing Units
needed by 2020 in Custer County

%0 of Median Renter Income

to rent a 2-bedroom apartment
Rent
31.8%

Rent
37.4%

Income = $ 22,540 Income = $ 30,784

2006

% of Income of a Senior on average
SSI to rent 1-bedroom apartment

Rent

50.1%

2020

Rent
73.9%

Units in Poor 2006 Units in Total Housing ":El;tsir:g::rxgs
Housing Units Con;ilt;%r;é_ost Good Condition, Unlbts rz\lg:(c)ied built or
4 still Available in i renovated by
2020 2020
TOTAL 2,608 2,872 5,141 2,269
Single-family 1,836 1,943 ?
Multi-family 285 548 ?
Manufactured Home 487 381 ?

The data in the table gives a rough estimate of housing needs and some options for the county in
meeting those needs in the future. One option is to focus on rehabilitating the units in poor
condition. This will reduce the number of new units needed. The type of new units will be
influenced by whether they will be owned or rented. The higher the housing costs relative to
incomes, the more expensive both rental and homeownership housing will be and the fewer new
homeowners will be created between the years 2006 and 2020.

Income = $ 12,941  Income = $ 18,868
2006 2020

The generally accepted standard definition of
Affordable Housing is that housing costs
do not exceed 30% of income.

Montana Department of Commerce, Housing Coordinating Team, White Paper, August 2008 revision



Housing Statistics and Projections for each county in Montana

This data has been collected by the Housing Coordinating Team for this White Paper
in an effort to document the housing affordability problems experienced by
Montanans in 2006 and to predict the potential face of the problem in 2020, if no
changes are made to current practices and trends.

County:
Daniels

Housing Affordability Gap for Daniels Cougty
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Select Occupations Relative to the Affordability of Housing in Daniels County
2006 2020
* Home % of income to * Home % of income to
Average Annual Median Home Affordability rent 2-bedroom | Average Annual Median Home Affordability rent 2-bedroom
Pay Cost Excess/Shortfall apartment Pay Cost Excess/Shortfall apartment

All Wage Earners $26,260 $61,604 $30,997 27.3% $26,657 $81,285 $12,716 43.2%
Licensed Practical Nurse $32,830 $61,604 $54,165 21.8% $35,586 $81,285 $44,201 32.4%
Police Officer $33,150 $61,604 $55,293 21.6% $35,933 $81,285 $45,425 32.1%
Elementary School Teacher $35,000 $61,604 $61,817 20.5% $37,938 $81,285 $52,496 30.4%
Retail Salesperson $16,580 $61,604 ($3,138) 43.2% $17,972 $81,285 ($17,911) 64.1%
Senior on the average SSI $13,109 $61,604 ($15,376) 54.6% $19,114 $81,285 ($13,885) 60.3%

* (red) indicates shortfall

Housing Units and Structure-type data for Daniels County
Homeownership rate in 2000 = 77.9%
Households in 2006 = 770
% change in population, 2006 to 2020 = -12.6%
% change in households, 2006 to 2020 = -10.4%

Estimated Housing Units
needed by 2020 in Daniels County

Units in Poor 2006 Units in Total Housing ":El;tsir:g::rs;s
Housing Units Con;ilt;())r;;ost Good Condition, Un::s rz\lgsged Gl s
4 still Available in Y renovated by
2020 2020
TOTAL 592 503 847 343
Single-family 538 398 ?
Multi-family 26 26 ?
Manufactured Home 28 79 ?

The data in the table gives a rough estimate of housing needs and some options for the county in
meeting those needs in the future. One option is to focus on rehabilitating the units in poor

%o of Median Renter Income
to rent a 2-bedroom apartment

Rent
31.0%

Rent
48.2%

Income = $ 23,095 Income = $ 23,906
2006 2020

% of Income of a Senior on average

SSI to rent 1-bedroom apartment
Rent Rent
46.0% 67.8%

Income = $ 13,109 Income = $ 19,114
2006 2020

condition. This will reduce the number of new units needed. The type of new units will be
influenced by whether they will be owned or rented. The higher the housing costs relative to
incomes, the more expensive both rental and homeownership housing will be and the fewer new

homeowners will be created between the years 2006 and 2020.

The generally accepted standard definition of
Affordable Housing is that housing costs
do not exceed 30% of income.

Montana Department of Commerce, Housing Coordinating Team, White Paper, August 2008 revision



Housing Statistics and Projections for each county in Montana

This data has been collected by the Housing Coordinating Team for this White Paper
in an effort to document the housing affordability problems experienced by
Montanans in 2006 and to predict the potential face of the problem in 2020, if no
changes are made to current practices and trends.

County:
Dawson

Housing Affordability Gap for Dawson County
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Select Occupations Relative to the Affordability of Housing in Dawson County

2006 2020
* Home % of income to * Home % of income to
Average Annual Median Home Affordability rent 2-bedroom | Average Annual Median Home Affordability rent 2-bedroom
Pay Cost Excess/Shortfall apartment Pay Cost Excess/Shortfall apartment

All Wage Earners $26,312 $159,333 ($66,548) 27.2% $27,746 $210,237| ($112,395) 41.5%
Licensed Practical Nurse $32,830 $159,333 ($43,564) 21.8% $41,769 $210,237 ($62,946) 27.6%
Police Officer $33,150|  $159,333|  ($42,436) 21.6% $42,176  $210,237|  ($61,510) 27.3%
Elementary School Teacher $35,000 $159,333 ($35,912) 20.5% $44,530 $210,237 ($53,211) 25.9%
Retail Salesperson $16,580 $159,333| ($100,867) 43.2% $21,094 $210,237| ($135,851) 54.6%
Senior on the average SSI $13,125 $159,333| ($113,049) 54.6% $19,137 $210,237| ($142,753) 60.2%

* (red) indicates shortfall

Housing Units and Structure-type data for Dawson County
Homeownership rate in 2000 = 74.0%
Households in 2006 = 3,460
% change in population, 2006 to 2020 = -6.4%
% change in households, 2006 to 2020 = -4.3%

Estimated Housing Units
needed by 2020 in Dawson County

9% of Median Renter Income

to rent a 2-bedroom apartment
Rent Rent

31.0%

40.1%

Income = $ 23,095

Income = $ 28,777

Units in Poor

Total Housing

Housing Units

A . . 2006 Units in . that must be
Housing Units Congilt;%l;;OSt e U"::s ’z“gsged built or
4 still Available in Y renovated by
2020 2020
TOTAL 2,202 1,806 3,741 1,935
Single-family 1,716 1,379 ?
Multi-family 288 61 ?
Manufactured Home 198 366 ?

2006

2020

% of Income of a Senior on average
SSI to rent 1-bedroom apartment

Rent
45.9%

Rent

67.7%

The data in the table gives a rough estimate of housing needs and some options for the county in
meeting those needs in the future. One option is to focus on rehabilitating the units in poor
condition. This will reduce the number of new units needed. The type of new units will be
influenced by whether they will be owned or rented. The higher the housing costs relative to
incomes, the more expensive both rental and homeownership housing will be and the fewer new
homeowners will be created between the years 2006 and 2020.

Income = $ 13,125 Income = $ 19,137
2006 2020

The generally accepted standard definition of
Affordable Housing is that housing costs
do not exceed 30% of income.

Montana Department of Commerce, Housing Coordinating Team, White Paper, August 2008 revision




Housing Statistics and Projections for each county in Montana

This data has been collected by the Housing Coordinating Team for this White
Paper in an effort to document the housing affordability problems experienced by
Montanans in 2006 and to predict the potential face of the problem in 2020, if no

changes are made to current practices and trends.

County:
Deer Lodge

Housing Affordability Gap for Deer Lodge County
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Select Occupations Relative to the Affordability of Housing in Deer Lodge County
2006 2020
* Home % of income to * Home % of income to
Average Annual Median Home Affordability rent 2-bedroom | Average Annual Median Home Affordability rent 2-bedroom
Pay Cost Excess/Shortfall apartment Pay Cost Excess/Shortfall apartment

All Wage Earners $23,764 $110,045 ($26,246) 32.4% $22,531 $145,202 ($65,751) 66.9%
Licensed Practical Nurse $29,280 $110,045 ($6,794) 26.3% $38,652 $145,202 ($8,904) 39.0%
Police Officer $38,590 $110,045 $26,036 20.0% $50,941 $145,202 $34,433 29.6%
Elementary School Teacher $32,160 $110,045 $3,361 23.9% $42,453 $145,202 $4,502 35.5%
Retail Salesperson $18,580 $110,045 ($44,526) 41.4% $24,527 $145,202 ($58,713) 61.5%
Senior on the average SSI $12,726 $110,045 ($65,170) 60.5% $18,554 $145,202 ($79,773) 81.2%

* (red) indicates shortfall

Housing Units and Structure-type data for Deer Lodge County

Homeownership rate in 2000 = 73.9%
Households in 2006 = 3,770

% change in population, 2006 to 2020 =-10.1%

% change in households, 2006 to 2020 =-8.0%

Estimated Housing Units
needed by 2020 in Deer Lodge County

s i B 2006 Units in Total Housing Housing Units
. . . Good X that must be
Housing Units Condition Lost Conditi . Units Needed .
by 2020 ondition, still by 2020 built or
Available in renovated by
2020 2020
TOTAL 2,177 2,972 4,144 1,172
Single-family 1,782 2,288 ?
Multi-family 192 378 ?
Manufactured Home 203 306 ?

%o of Median Renter Income

to rent a 2-bedroom apartment
Rent Rent

42.9% 66.0%

Income = $17,936 Income = $ 22,858
2006 2020

% of Income of a Senior on average

SSI to rent 1-bedroom apartment

Rent Rent
47.6% 71.1%

Income = $ 12,726

Income = $ 18,554

The data in the table gives a rough estimate of housing needs and some options for the county
in meeting those needs in the future. One option is to focus on rehabilitating the units in poor

2006 2020

condition. This will reduce the number of new units needed. The type of new units will be
influenced by whether they will be owned or rented. The higher the housing costs relative to
incomes, the more expensive both rental and homeownership housing will be and the fewer new

homeowners will be created between the years 2006 and 2020.

The generally accepted standard definition
of Affordable Housing is that housing
costs do not exceed 30% of income.

Montana Department of Commerce, Housing Coordinating Team, White Paper, August 2008 revision



Housing Statistics and Projections for each county in Montana

This data has been collected by the Housing Coordinating Team for this White
Paper in an effort to document the housing affordability problems experienced by
Montanans in 2006 and to predict the potential face of the problem in 2020, if no

changes are made to current practices and trends.

County:
Fallon

Housing Affordability Gap for Fallon County

$250,000

$200,000

B Median Home Cost

$150,000

m Home Affordable to
Median Household

$100,000

&

Income

® Median Household

Income
$50,000
$0
2000 2006 2020
Select Occupations Relative to the Affordability of Housing in Fallon County
2006 2020
* Home % of income to * Home % of income to
Average Annual Median Home Affordability rent 2-bedroom | Average Annual Median Home Affordability rent 2-bedroom
Pay Cost Excess/Shortfall apartment Pay Cost Excess/Shortfall apartment

All Wage Earners $36,400 $52,542 $75,816 19.7% $35,895 $69,328 $57,248 32.1%
Licensed Practical Nurse $32,830 $52,542 $63,227 21.8% $49,334 $69,328| $104,641 23.4%
Police Officer $33,150 $52,542 $64,355 21.6% $49,815 $69,328| $106,336 23.1%
Elementary School Teacher $35,000 $52,542 $70,879 20.5% $52,595 $69,328| $116,140 21.9%
Retail Salesperson $16,580 $52,542 $5,924 43.2% $24,915 $69,328 $18,531 46.3%
Senior on the average SSI $12,254 $52,542 ($9,329) 58.4% $17,867 $69,328 ($6,323) 64.5%

* (red) indicates shortfall

Housing Units and Structure-type data for Fallon County
Homeownership rate in 2000 = 77.3%
Households in 2006 = 1,110
% change in population, 2006 to 2020 =-9.5%
% change in households, 2006 to 2020 =-8.1%

Estimated Housing Units
needed by 2020 in Fallon County

- 2006 Units in . Housing Units
Units in Poor Good Total Housing R G
Housing Units Condition Lost " . Units Needed nu
by 2020 Condition, still by 2020 built or
Available in renovated by
2020 2020
TOTAL 941 519 1,215 697
Single-family 687 323 ?
Multi-family 24 60
Manufactured Home 230 136

The data in the table gives a rough estimate of housing needs and some options for the county
in meeting those needs in the future. One option is to focus on rehabilitating the units in poor

%0 of Median Renter Income

to rent a 2-bedroom apartment

Rent Rent
28.2% 34.7%

Income = $ 25,410 Income = $ 33,264
2006 2020

% of Income of a Senior on average

SSI to rent 1-bedroom apartment

Rent Rent
49.2% 72.5%

Income = $ 12,254 Income = $ 17,867
2006 2020

condition. This will reduce the number of new units needed. The type of new units will be
influenced by whether they will be owned or rented. The higher the housing costs relative to
incomes, the more expensive both rental and homeownership housing will be and the fewer newj

homeowners will be created between the years 2006 and 2020.

The generally accepted standard definition
of Affordable Housing is that housing
costs do not exceed 30% of income.

Montana Department of Commerce, Housing Coordinating Team, White Paper, August 2008 revision



Housing Statistics and Projections for each county in Montana

This data has been collected by the Housing Coordinating Team for this White
Paper in an effort to document the housing affordability problems experienced by
Montanans in 2006 and to predict the potential face of the problem in 2020, if no

changes are made to current practices and trends.

County:
Fergus

Housing Affordability Gap for Fergus County

$50,000

: 5
$300,000," o
¥
, 44
$250,000 B Median Home Cost
$200,000"
/ m Home Affordable to
$150,000 Median Household
Income
$100,000_, ® Median Household
) Income

$0
2000 2006 2020
Select Occupations Relative to the Affordability of Housing in Fergus County
2006 2020
* Home % of income to * Home % of income to
Average Annual Median Home Affordability rent 2-bedroom | Average Annual Median Home Affordability rent 2-bedroom
Pay Cost Excess/Shortfall apartment Pay Cost Excess/Shortfall apartment

All Wage Earners $26,520 $160,277 ($66,759) 27.0% $25,269 $262,971| ($173,864) 45.6%
Licensed Practical Nurse $29,230 $160,277 ($57,203) 24.5% $36,814 $262,971| ($133,153) 31.3%
Police Officer $36,610 $160,277 ($31,178) 19.6% $46,109 $262,971| ($100,376) 25.0%
Elementary School Teacher $33,360 $160,277 ($42,639) 21.5% $42,016 $262,971| ($114,810) 27.4%
Retail Salesperson $15,890 $160,277| ($104,244) 45.1% $20,013 $262,971| ($192,399) 57.6%
Senior on the average SSI $12,860 $160,277| ($114,927) 55.7% $18,751 $262,971| ($196,850) 61.5%

* (red) indicates shortfall

Housing Units and Structure-type data for Fergus County
Homeownership rate in 2000 = 73.7%
Households in 2006 = 4,700
% change in population, 2006 to 2020 =-1.4%
% change in households, 2006 to 2020 =0.9%

Estimated Housing Units
needed by 2020 in Fergus County

- 2006 Units in . Housing Units
Units in Poor Total Housing
A . . Good . that must be
Housing Units Condition Lost [ ' .- i | Units Needed )
by 2020 ondition, sti by 2020 built or
Available in renovated by
2020 2020
TOTAL 2,153 4,128 5,335 1,207
Single-family 1,569 2,969 ?
Multi-family 185 372 ?
Manufactured Home 399 787 ?

The data in the table gives a rough estimate of housing needs and some options for the county
in meeting those needs in the future. One option is to focus on rehabilitating the units in poor

% of Median Renter Income

to rent a 2-bedroom apartment
Rent
30.2%

Rent
33.4%

Income = $ 23,684 Income = $ 34,532
2006 2020

% of Income of a Senior on average
SSI to rent 1-bedroom apartment

Rent Rent
42.3% 46.9%

Income = $ 12,860
2006

Income = $ 18,751
2020

condition. This will reduce the number of new units needed. The type of new units will be
influenced by whether they will be owned or rented. The higher the housing costs relative to
incomes, the more expensive both rental and homeownership housing will be and the fewer newj
homeowners will be created between the years 2006 and 2020.

The generally accepted standard definition
of Affordable Housing is that housing
costs do not exceed 30% of income.

Montana Department of Commerce, Housing Coordinating Team, White Paper, August 2008 revision



Housing Statistics and Projections for each county in Montana

This data has been collected by the Housing Coordinating Team for this White
Paper in an effort to document the housing affordability problems experienced by
Montanans in 2006 and to predict the potential face of the problem in 2020, if no

changes are made to current practices and trends.

County:
Flathead

Housing Affordability Gap for Flathead County

) (%)
$500,000 &
$450,000 P
$400.000 B Median Home Cost
$350,000
$300,000 > m Home Affordable to
$250,000 ) Median Household
$200,000 Income
$150,000 4 ® Median Household

Income

$100,000
$50,000
$0
2000 2006 2020
Select Occupations Relative to the Affordability of Housing in Flathead County
2006 2020
* Home % of income to * Home % of income to
Average Annual Median Home Affordability rent 2-bedroom | Average Annual Median Home Affordability rent 2-bedroom
Pay Cost Excess/Shortfall apartment Pay Cost Excess/Shortfall apartment
All Wage Earners $30,004 $234,900| ($129,096) 27.6% $28,446 $465,086| ($364,775) 66.6%
Licensed Practical Nurse $30,120 $234,900| ($128,687) 27.4% $39,615 $465,086| ($325,392) 47.8%
Police Officer $36,180 $234,900| ($107,318) 22.8% $47,585 $465,086| ($297,286) 39.8%
Elementary School Teacher $35,860 $234,900| ($108,446) 23.1% $47,164 $465,086| ($298,770) 40.2%
Retail Salesperson $18,970 $234,900| ($168,006) 43.6% $24,950 $465,086| ($377,105) 75.9%
Senior on the average SSI $13,483 $234,900| ($187,356) 61.3% $19,658 $465,086| ($395,767) 96.4%

* (red) indicates shortfall

Housing Units and Structure-type data for Flathead County
Homeownership rate in 2000 = 73.3%
Households in 2006 = 34,170
% change in population, 2006 to 2020 =29.4%
% change in households, 2006 to 2020 =32.5%

Estimated Housing Units
needed by 2020 in Flathead County

- 2006 Units in . Housing Units
Units in Poor Total Housing
A . . Good . that must be
Housing Units Condition Lost [ ' .- i | Units Needed )
by 2020 ClCIIL, by 2020 B &
Available in renovated by
2020 2020
TOTAL 8,533 45,883 52,020 6,137
Single-family 2,140 34,288 ?
Multi-family 285 4,063 ?
Manufactured Home 6,108 7,532 ?

The data in the table gives a rough estimate of housing needs and some options for the county
in meeting those needs in the future. One option is to focus on rehabilitating the units in poor

%0 of Median Renter Income

to rent a 2-bedroom apartment

Rent Rent
31.3% 49.2%

Income = $ 26,411 Income = $ 38,507
2006 2020

% of Income of a Senior on average

SSI to rent 1-bedroom apartment
Rent Rent
48.8% 92.4%

Income = $ 13,483 Income = $ 19,658
2006 2020

condition. This will reduce the number of new units needed. The type of new units will be
influenced by whether they will be owned or rented. The higher the housing costs relative to
incomes, the more expensive both rental and homeownership housing will be and the fewer newj

homeowners will be created between the years 2006 and 2020.

The generally accepted standard definition
of Affordable Housing is that housing
costs do not exceed 30% of income.

Montana Department of Commerce, Housing Coordinating Team, White Paper, August 2008 revision



Housing Statistics and Projections for each county in Montana

This data has been collected by the Housing Coordinating Team for this White Paper
in an effort to document the housing affordability problems experienced by
Montanans in 2006 and to predict the potential face of the problem in 2020, if no
changes are made to current practices and trends.

County:
Gallatin

Housing Affordability Gap for Gallatin County

$100,000

$700,000, e
) ogG\'\' )
$600,000 - ® Median Home Cost
$500,000
$400,000 m Home Affordable to
Median Household

$300,000 Income
$200,000 ® Median Household

’ Income

$0
2000 2006 2020
Select Occupations Relative to the Affordability of Housing in Gallatin County
2006 2020
* Home % of income to * Home % of income to
Average Annual Median Home Affordability rent 2-bedroom | Average Annual Median Home Affordability rent 2-bedroom
Pay Cost Excess/Shortfall apartment Pay Cost Excess/Shortfall apartment

All Wage Earners $30,888 $310,000| ($201,079) 30.4% $29,349 $613,779| ($510,285) 56.6%
Licensed Practical Nurse $29,280 $310,000( ($206,749) 32.0% $43,628 $613,779| ($459,933) 38.1%
Police Officer $38,590|  $310,000| ($173,919) 24.3% $57,500|  $613,779| ($411,015) 28.9%
Elementary School Teacher $32,160|  $310,000| ($196,594) 29.2% $47,919|  $613,779| ($444,801) 34.6%
Retail Salesperson $18,580 $310,000| ($244,481) 50.5% $27,685 $613,779| ($516,154) 60.0%
Senior on the average SSI $13,772 $310,000f ($261,436) 68.1% $20,079 $613,779| ($542,972) 82.7%

* (red) indicates shortfall

Housing Units and Structure-type data for Gallatin County
Homeownership rate in 2000 = 62.4%
Households in 2006 = 31,390
% change in population, 2006 to 2020 = 36.5%
% change in households, 2006 to 2020 = 39.7%

Estimated Housing Units
needed by 2020 in Gallatin County

%o of Median Renter Income
to rent a 2-bedroom apartment

Rent
30.3%

Rent
36.8%

Income = $ 45,101
2020

Income = $ 30,933
2006

Housing Units

Units in Poor
Condition Lost

2006 Units in
Good Condition,

Total Housing
Units Needed

Housing Units
that must be
built or

(57 2T still Available in| £/2028 renovated by
2020 2020
TOTAL 2,585 38,256 48,569 10,313
Single-family 833 27,190 ?
Multi-family 457 7,372 ?
Manufactured Home 1,295 3,694 ?

% of Income of a Senior on average
SSI to rent 1-bedroom apartment

Income = $ 13,772

Rent
52.4%

Rent
69.3%

Income = $ 20,079

The data in the table gives a rough estimate of housing needs and some options for the county in
meeting those needs in the future. One option is to focus on rehabilitating the units in poor
condition. This will reduce the number of new units needed. The type of new units will be
influenced by whether they will be owned or rented. The higher the housing costs relative to
incomes, the more expensive both rental and homeownership housing will be and the fewer new
homeowners will be created between the years 2006 and 2020.

2006 2020

The generally accepted standard definition of
Affordable Housing is that housing costs
do not exceed 30% of income.

Montana Department of Commerce, Housing Coordinating Team, White Paper, August 2008 revision



Housing Statistics and Projections for each county in Montana

This data has been collected by the Housing Coordinating Team for this White
Paper in an effort to document the housing affordability problems experienced by
Montanans in 2006 and to predict the potential face of the problem in 2020, if no

changes are made to current practices and trends.

County:
Garfield

Housing Affordability Gap for Garfield County

B Median Home Cost

$40,000

$160,000
$140,000 S s
$ : qub < & %)
120,000~ > Q>
| &Y &
$100,000
$80,000
s
$60,000

m Home Affordable to
Median Household
Income

® Median Household

Income
$20,000
$0
2000 2006 2020
Select Occupations Relative to the Affordability of Housing in Garfield County
2006 2020
* Home % of income to * Home % of income to
Average Annual Median Home Affordability rent 2-bedroom | Average Annual Median Home Affordability rent 2-bedroom
Pay Cost Excess/Shortfall apartment Pay Cost Excess/Shortfall apartment

All Wage Earners $18,200 $108,722 ($44,543) 39.4% $18,811 $143,456 ($77,123) 61.3%
Licensed Practical Nurse $32,830 $108,722 $7,047 21.8% $33,158 $143,456 ($26,530) 34.8%
Police Officer $33,150 $108,722 $8,175 21.6% $33,482 $143,456 ($25,390) 34.4%
Elementary School Teacher $35,000 $108,722 $14,699 20.5% $35,350 $143,456 ($18,801) 32.6%
Retail Salesperson $16,580 $108,722 ($50,256) 43.2% $16,746 $143,456 ($84,405) 68.8%
Senior on the average SSI $10,848 $108,722 ($70,468) 66.0% $15,817 $143,456 ($87,681) 72.9%

* (red) indicates shortfall

Housing Units and Structure-type data for Garfield County
Homeownership rate in 2000 = 73.3%

Households in 2006 = 520

% change in population, 2006 to 2020
% change in households, 2006 to 2020

=-11.6%
=-7.7%

Estimated Housing Units

needed by 2020 in Garfield County

Units in Poor ZOOZ;J::S i Total Housing '—:E:ts::ﬂ;:rg:
Housing Units Conbdlt;%nzlo.ost Condition, still Unllots gg:ged il @
4 Available in Y renovated by
2020 2020
TOTAL 716 222 694 473
Single-family 552 112 ?
Multi-family 7 7
Manufactured Home 157 103

The data in the table gives a rough estimate of housing needs and some options for the county
in meeting those needs in the future. One option is to focus on rehabilitating the units in poor
condition. This will reduce the number of new units needed. The type of new units will be
influenced by whether they will be owned or rented. The higher the housing costs relative to
incomes, the more expensive both rental and homeownership housing will be and the fewer new
homeowners will be created between the years 2006 and 2020.

%0 of Median Renter Income

to rent a 2-bedroom apartment

Rent Rent
28.4% 31.5%

Income = $ 25,180 Income = $ 36,581
2006 2020

% of Income of a Senior on average

SSI to rent 1-bedroom apartment
Rent Rent
55.6% 81.9%

Income = $ 10,848 Income = $ 15,817
2006 2020

The generally accepted standard definition
of Affordable Housing is that housing
costs do not exceed 30% of income.

Montana Department of Commerce, Housing Coordinating Team, White Paper, August 2008 revision



Housing Statistics and Projections for each county in Montana

This data has been collected by the Housing Coordinating Team for this White
Paper in an effort to document the housing affordability problems experienced by
Montanans in 2006 and to predict the potential face of the problem in 2020, if no

changes are made to current practices and trends.

County:
Glacier

Housing Affordability Gap for Glacier County
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$40,000 Income
$20,000
$0
2000 2006 2020
Select Occupations Relative to the Affordability of Housing in Glacier County
2006 2020
* Home % of income to * Home % of income to
Average Annual Median Home Affordability rent 2-bedroom | Average Annual Median Home Affordability rent 2-bedroom
Pay Cost Excess/Shortfall apartment Pay Cost Excess/Shortfall apartment
All Wage Earners $28,704 $83,213 $18,006 25.3% $28,173 $164,756 ($65,408) 43.0%
Licensed Practical Nurse $29,230 $83,213 $19,861 24.8% $40,700 $164,756 ($21,235) 29.7%
Police Officer $36,610 $83,213 $45,886 19.8% $50,976 $164,756 $15,001 23.7%
Elementary School Teacher $33,360 $83,213 $34,425 21.8% $46,451 $164,756 ($956) 26.1%
Retail Salesperson $15,890 $83,213 ($27,180) 45.7% $22,125 $164,756 ($86,735) 54.7%
Senior on the average SSI $10,988 $83,213 ($44,464) 66.1% $16,021 $164,756| ($108,260) 75.5%

* (red) indicates shortfall

Housing Units and Structure-type data for Glacier County
Homeownership rate in 2000 = 62.0%
Households in 2006 = 4,440
% change in population, 2006 to 2020 =2.9%
% change in households, 2006 to 2020 =5.6%

%o of Median Renter Income
to rent a 2-bedroom apartment

Rent Rent
32.7% 37.4%

Estimated Housing Units
needed by 2020 in Glacier County

Income = $ 22,197 Income = $ 32,364

2006 2020
Units in Poor 2T Uil (I Total Housing el Wil R
Housing Units Condition Lost Cond?gg: < | units Needed t“aéu"?.?ii 2 % of Income of a Senior on average
by 2020 Available in Ty 2020 RE—T SSI to rent 1-bedroom apartment

2020 2020 Rent Rent

TOTAL 1,262 1,897 5,530 3,633 52.1% 66.5%
Single-family 817 1,306 ?
Multi-family 259 272 ?
?

Manufactured Home 186 319 g Income = $ 10,988  Income = $ 16,021

The data in the table gives a rough estimate of housing needs and some options for the county
in meeting those needs in the future. One option is to focus on rehabilitating the units in poor

2006 2020

condition. This will reduce the number of new units needed. The type of new units will be
influenced by whether they will be owned or rented. The higher the housing costs relative to
incomes, the more expensive both rental and homeownership housing will be and the fewer new

homeowners will be created between the years 2006 and 2020.

The generally accepted standard definition
of Affordable Housing is that housing
costs do not exceed 30% of income.

Montana Department of Commerce, Housing Coordinating Team, White Paper, August 2008 revision



Housing Statistics and Projections for each county in Montana

This data has been collected by the Housing Coordinating Team for this White
Paper in an effort to document the housing affordability problems experienced by
Montanans in 2006 and to predict the potential face of the problem in 2020, if no

changes are made to current practices and trends.

County:
Golden Valley

™

Housing Affordability Gap for Golglen Va}\lley County

B Median Home Cost

m Home Affordable to
Median Household
Income

® Median Household
Income

2000 2006 2020
Select Occupations Relative to the Affordability of Housing in Golden Valley County
2006 2020
* Home % of income to * Home % of income to
Average Annual Median Home Affordability rent 2-bedroom | Average Annual Median Home Affordability rent 2-bedroom
Pay Cost Excess/Shortfall apartment Pay Cost Excess/Shortfall apartment

All Wage Earners $21,268 $73,680 $1,318 33.7% $19,581 $105,539 ($36,491) 58.9%
Licensed Practical Nurse $29,230 $73,680 $29,394 24.5% $31,011 $105,539 $3,814 37.2%
Police Officer $36,610 $73,680 $55,419 19.6% $38,840 $105,539 $31,424 29.7%
Elementary School Teacher $33,360 $73,680 $43,958 21.5% $35,392 $105,539 $19,265 32.6%
Retail Salesperson $15,890 $73,680 ($17,647) 45.1% $16,858 $105,539 ($46,092) 68.4%
Senior on the average SSI $13,217 $73,680 ($27,072) 54.2% $19,271 $105,539 ($37,584) 59.8%

* (red) indicates shortfall

Housing Units and Structure-type data for Golden Valley County
Homeownership rate in 2000 = 77.5%
Households in 2006 = 400
% change in population, 2006 to 2020 =10.4%
% change in households, 2006 to 2020 =15.0%

Estimated Housing Units
needed by 2020 in Golden Valley County

Units in Poor ZOOZUn;ts n Total Housing }—:ﬁutsing Lirll)its
Housing Units Condition Lost 200 . Units Needed at must be
by 2020 Condition, still by 2020 built or
4 Available in Y renovated by
2020 2020
TOTAL 422 172 547 375
Single-family 346 120 ?
Multi-family 0 0
Manufactured Home 76 52

The data in the table gives a rough estimate of housing needs and some options for the county
in meeting those needs in the future. One option is to focus on rehabilitating the units in poor

%0 of Median Renter Income

to rent a 2-bedroom apartment

Rent Rent
29.0% 32.0%

Income = $ 24,693  Income = $ 36,003
2006 2020

% of Income of a Senior on average

SSI to rent 1-bedroom apartment
Rent Rent
45.6% 57.3%

Income = $ 13,217 Income = $ 19,271
2006 2020

condition. This will reduce the number of new units needed. The type of new units will be
influenced by whether they will be owned or rented. The higher the housing costs relative to
incomes, the more expensive both rental and homeownership housing will be and the fewer new
homeowners will be created between the years 2006 and 2020.

The generally accepted standard definition
of Affordable Housing is that housing
costs do not exceed 30% of income.

Montana Department of Commerce, Housing Coordinating Team, White Paper, August 2008 revision



Housing Statistics and Projections for each county in Montana

This data has been collected by the Housing Coordinating Team for this White
Paper in an effort to document the housing affordability problems experienced by
Montanans in 2006 and to predict the potential face of the problem in 2020, if no

changes are made to current practices and trends.

County:
Granite

Housing Affordability Gap for Granite County
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$250,000 Median Household
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P Income
$100,000 %
$50,000
$0
2000 2006 2020
Select Occupations Relative to the Affordability of Housing in Granite County
2006 2020
* Home % of income to * Home % of income to
Average Annual Median Home Affordability rent 2-bedroom | Average Annual Median Home Affordability rent 2-bedroom
Pay Cost Excess/Shortfall apartment Pay Cost Excess/Shortfall apartment
All Wage Earners $21,996 $239,025| ($161,460) 35.0% $22,140 $454,671| ($376,600) 68.1%
Licensed Practical Nurse $29,280 $239,025| ($135,774) 26.3% $37,793 $454,671| ($321,399) 39.9%
Police Officer $38,590 $239,025| ($102,944) 20.0% $49,810 $454,671| ($279,023) 30.3%
Elementary School Teacher $32,160 $239,025| ($125,619) 23.9% $41,511 $454,671| ($308,290) 36.3%
Retail Salesperson $18,580 $239,025( ($173,506) 41.4% $23,982 $454,671| ($370,101) 62.9%
Senior on the average SSI $13,464 $239,025| ($191,545) 57.2% $19,631 $454,671| ($385,444) 76.8%

* (red) indicates shortfall

Housing Units and Structure-type data for Granite County
Homeownership rate in 2000 = 74.0%
Households in 2006 = 1,250
% change in population, 2006 to 2020 =9.0%
% change in households, 2006 to 2020 =12.0%

Estimated Housing Units

needed by 2020 in Granite County

- 2006 Units in . Housing Units
Units in Poor Good Total Housing R G
Housing Units Condition Lost o~ .| Units Needed nu
by 2020 Condition, still by 2020 built or
Available in renovated by
2020 2020
TOTAL 476 1,672 1,990 318
Single-family 275 1,280 ?
Multi-family 32 52
Manufactured Home 169 340

The data in the table gives a rough estimate of housing needs and some options for the county
in meeting those needs in the future. One option is to focus on rehabilitating the units in poor

%0 of Median Renter Income

to rent a 2-bedroom apartment
Rent Rent

34.0% 59.9%

Income = $ 22,675 Income = $ 25,147
2006 2020

% of Income of a Senior on average
SSI to rent 1-bedroom apartment

Rent Rent
45% 67.2%

Income = $ 13,464 Income = $ 19,631
2006 2020

condition. This will reduce the number of new units needed. The type of new units will be
influenced by whether they will be owned or rented. The higher the housing costs relative to
incomes, the more expensive both rental and homeownership housing will be and the fewer newj

homeowners will be created between the years 2006 and 2020.

The generally accepted standard definition
of Affordable Housing is that housing
costs do not exceed 30% of income.

Montana Department of Commerce, Housing Coordinating Team, White Paper, August 2008 revision



Housing Statistics and Projections for each county in Montana

This data has been collected by the Housing Coordinating Team for this White Paper
in an effort to document the housing affordability problems experienced by
Montanans in 2006 and to predict the potential face of the problem in 2020, if no
changes are made to current practices and trends.

County:
Hill

Housing Affordability Gap for Hill County
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Median Household
Income

m Median Household

$50.000 Income
$0
2000 2006 2020
Select Occupations Relative to the Affordability of Housing in Hill County
2006 2020
* Home % of income to * Home % of income to
Average Annual Median Home Affordability rent 2-bedroom | Average Annual Median Home Affordability rent 2-bedroom
Pay Cost Excess/Shortfall apartment Pay Cost Excess/Shortfall apartment

All Wage Earners $26,936 $160,163 ($65,178) 26.6% $27,784 $211,332| ($113,357) 41.5%
Licensed Practical Nurse $29,230 $160,163 ($57,089) 24.5% $40,671 $211,332 ($67,914) 28.3%
Police Officer $36,610 $160,163 ($31,064) 19.6% $50,939 $211,332 ($31,704) 22.6%
Elementary School Teacher $33,360 $160,163 ($42,525) 21.5% $46,417 $211,332 ($47,650) 24.8%
Retail Salesperson $15,890 $160,163| ($104,130) 45.1% $22,109 $211,332| ($133,367) 52.1%
Senior on the average SSI $14,367 $160,163| ($109,499) 49.9% $20,948 $211,332 ($137,462) 55.0%

* (red) indicates shortfall

Housing Units and Structure-type data for Hill County
Homeownership rate in 2000 = 64.4%
Households in 2006 = 6,370
% change in population, 2006 to 2020 = -5.6%
% change in households, 2006 to 2020 = -3.5%

Estimated Housing Units
needed by 2020 in Hill County

Units in Poor

Total Housing

Housing Units

A . . 2006 Units in . that must be
Housing Units Congilt;%l;;OSt e U"::s ’z“gsged built or
4 still Available in Y renovated by
2020 2020
TOTAL 1,733 5,277 6,972 1,695
Single-family 1,316 3,249 ?
Multi-family 200 1,114 ?
Manufactured Home 217 914 ?

The data in the table gives a rough estimate of housing needs and some options for the county in
meeting those needs in the future. One option is to focus on rehabilitating the units in poor

% of Median Renter Income

to rent a 2-bedroom apartment
Rent
29.0%

Rent
39.3%

Income = $ 24,693  Income = $ 29,359
2006 2020

% of Income of a Senior on average

SSI to rent 1-bedroom apartment
Rent Rent
40.0% 51.3%

Income = $ 14,367 Income = $ 20,948
2006 2020

condition. This will reduce the number of new units needed. The type of new units will be
influenced by whether they will be owned or rented. The higher the housing costs relative to
incomes, the more expensive both rental and homeownership housing will be and the fewer new
homeowners will be created between the years 2006 and 2020.

The generally accepted standard definition of
Affordable Housing is that housing costs
do not exceed 30% of income.

Montana Department of Commerce, Housing Coordinating Team, White Paper, August 2008 revision



Housing Statistics and Projections for each county in Montana

This data has been collected by the Housing Coordinating Team for this White
Paper in an effort to document the housing affordability problems experienced by
Montanans in 2006 and to predict the potential face of the problem in 2020, if no

changes are made to current practices and trends.

County:
Jefferson

Housing Affordability Gap fo{g Jefferson County

B Median Home Cost

m Home Affordable to
Median Household
Income

® Median Household
Income

$0
2000 2006 2020
Select Occupations Relative to the Affordability of Housing in Jefferson County
2006 2020
* Home % of income to * Home % of income to
Average Annual Median Home Affordability rent 2-bedroom | Average Annual Median Home Affordability rent 2-bedroom
Pay Cost Excess/Shortfall apartment Pay Cost Excess/Shortfall apartment

All Wage Earners $29,692 $160,000 ($55,297) 25.9% $31,533 $245,325( ($134,129) 47.8%
Licensed Practical Nurse $29,280 $160,000 ($56,749) 26.3% $42,586 $245,325 ($95,154) 35.4%
Police Officer $38,590 $160,000 ($23,919) 20.0% $56,126 $245,325 ($47,405) 26.9%
Elementary School Teacher $32,160 $160,000 ($46,594) 23.9% $46,774 $245,325 ($80,383) 32.2%
Retail Salesperson $18,580 $160,000 ($94,481) 41.4% $27,023 $245,325| ($150,032) 55.8%
Senior on the average SSI $13,197 $160,000{ ($113,462) 58.3% $19,242 $245,325( ($177,472) 78.3%

* (red) indicates shortfall

Housing Units and Structure-type data for Jefferson County
Homeownership rate in 2000 = 83.2%
Households in 2006 = 4,290
% change in population, 2006 to 2020 =30.8%
% change in households, 2006 to 2020 =34.0%

Estimated Housing Units
needed by 2020 in Jefferson County

- 2006 Units in . Housing Units
Units in Poor Total Housing
Housing Units Condition Lost ggod | Units Needed et WUSt LS
by 2020 Condition, still by 2020 built or
Available in renovated by
2020 2020
TOTAL 1,109 3,981 6,369 2,388
Single-family 576 3,182 ?
Multi-family 35 96 ?
Manufactured Home 498 703 ?

The data in the table gives a rough estimate of housing needs and some options for the county
in meeting those needs in the future. One option is to focus on rehabilitating the units in poor

%0 of Median Renter Income

to rent a 2-bedroom apartment

Rent Rent
30.8% 46.9%

Income = $ 24,992 Income = $ 32,140
2006 2020

% of Income of a Senior on average
SSI to rent 1-bedroom apartment

Rent Rent
45.9% 68.5%

Income = $ 13,197 Income = $ 19,242
2006 2020

condition. This will reduce the number of new units needed. The type of new units will be
influenced by whether they will be owned or rented. The higher the housing costs relative to
incomes, the more expensive both rental and homeownership housing will be and the fewer new
homeowners will be created between the years 2006 and 2020.

The generally accepted standard definition
of Affordable Housing is that housing
costs do not exceed 30% of income.

Montana Department of Commerce, Housing Coordinating Team, White Paper, August 2008 revision



Housing Statistics and Projections for each county in Montana

This data has been collected by the Housing Coordinating Team for this White
Paper in an effort to document the housing affordability problems experienced by
Montanans in 2006 and to predict the potential face of the problem in 2020, if no

changes are made to current practices and trends.

County:
Judith Basin

Housing Affordability Gap for Judith Basin County
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$120,000

$100,000
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Median Household
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® Median Household
Income

2000 2006 2020
Select Occupations Relative to the Affordability of Housing in Judith Basin County
2006 2020
* Home % of income to * Home % of income to
Average Annual Median Home Affordability rent 2-bedroom | Average Annual Median Home Affordability rent 2-bedroom
Pay Cost Excess/Shortfall apartment Pay Cost Excess/Shortfall apartment

All Wage Earners $21,008 $50,230 $23,851 34.6% $22,224 $66,277 $12,093 54.5%
Licensed Practical Nurse $29,230 $50,230 $52,844 24.8% $33,277 $66,277 $51,068 36.4%
Police Officer $36,610 $50,230 $78,869 19.8% $41,679 $66,277 $80,695 29.0%
Elementary School Teacher $33,360 $50,230 $67,408 21.8% $37,979 $66,277 $67,648 31.9%
Retail Salesperson $15,890 $50,230 $5,803 45.7% $18,090 $66,277 ($2,486) 66.9%
Senior on the average SSI $12,784 $50,230 ($5,148) 56.8% $18,640 $66,277 ($548) 64.9%

* (red) indicates shortfall

Housing Units and Structure-type data for Judith Basin County
Homeownership rate in 2000 = 77.2%
Households in 2006 = 880
% change in population, 2006 to 2020 =5.7%
% change in households, 2006 to 2020 =3.4%

Estimated Housing Units
needed by 2020 in Judith Basin County

Units in Poor | 2006 Units in | Total Housing | Housing Units
Housing Units Condition Lost Good Units Needed | that must be
by 2020 Condition, still by 2020 built or
Available in renovated by
2020 2020
TOTAL 796 674 1,090 416
Single-family 718 397 ?
Multi-family 3 28 ?
Manufactured Home 75 249 ?

The data in the table gives a rough estimate of housing needs and some options for the county
in meeting those needs in the future. One option is to focus on rehabilitating the units in poor
condition. This will reduce the number of new units needed. The type of new units will be
influenced by whether they will be owned or rented. The higher the housing costs relative to
incomes, the more expensive both rental and homeownership housing will be and the fewer
new homeowners will be created between the years 2006 and 2020.

% of Median Renter Income
to rent a 2-bedroom apartment

Rent
27.2%

Rent
31.2%

Income = $ 26,653
2006

Income = $ 38,860
2020
% of Income of a Senior on average
SSI1 to rent 1-bedroom apartment

Rent Rent
44.8% 48.7%

Income = $ 12,784 Income = $ 18,640
2006 2020

The generally accepted standard definition
of Affordable Housing is that housing
costs do not exceed 30% of income.

Montana Department of Commerce, Housing Coordinating Team, White Paper, August 2008 revision



Housing Statistics and Projections for each county in Montana

This data has been collected by the Housing Coordinating Team for this White
Paper in an effort to document the housing affordability problems experienced by
Montanans in 2006 and to predict the potential face of the problem in 2020, if no

changes are made to current practices and trends.

County:
Lake

Housing Affordability Gap for Lake County
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$50,000
$0
2000 2006 2020
Select Occupations Relative to the Affordability of Housing in Lake County
2006 2020
* Home % of income to * Home % of income to
Average Annual Median Home Affordability rent 2-bedroom | Average Annual Median Home Affordability rent 2-bedroom
Pay Cost Excess/Shortfall apartment Pay Cost Excess/Shortfall apartment

All Wage Earners $26,728 $208,500( ($114,249) 28.7% $25,963 $412,816( ($321,263) 57.3%
Licensed Practical Nurse $30,120 $208,500( ($102,287) 25.5% $53,694 $412,816( ($223,474) 27.7%
Police Officer $36,180 $208,500 ($80,918) 21.2% $64,497 $412,816| ($185,379) 23.1%
Elementary School Teacher $35,860 $208,500 ($82,046) 21.4% $63,926 $412,816( ($187,391) 23.3%
Retail Salesperson $18,970 $208,500( ($141,606) 40.4% $33,817 $412,816( ($293,566) 44.0%
Senior on the average SSI $12,891 $208,500( ($163,044) 59.5% $18,795 $412,816[ ($346,540) 79.1%

* (red) indicates shortfall

Housing Units and Structure-type data for Lake County
Homeownership rate in 2000 = 71.5%
Households in 2006 = 11,060
% change in population, 2006 to 2020 =26.1%
% change in households, 2006 to 2020 =29.0%

Estimated Housing Units

needed by 2020 in Lake County

- 2006 Units in . Housing Units
Units in Poor Total Housing
A . . Good . that must be
Housing Units Condition Lost [ ' .- i | Units Needed )
by 2020 ClCIIL, by 2020 B &
Available in renovated by
2020 2020
TOTAL 4,058 14,411 17,850 3,438
Single-family 910 11,072 ?
Multi-family 178 1,028 ?
Manufactured Home 2,970 2,311 ?

The data in the table gives a rough estimate of housing needs and some options for the county
in meeting those needs in the future. One option is to focus on rehabilitating the units in poor

%0 of Median Renter Income

to rent a 2-bedroom apartment
Rent Rent

36.9% 60.2%

Income = $ 20,779 Income = $ 24,712
2006 2020

% of Income of a Senior on average

SSI to rent 1-bedroom apartment
Rent Rent
49.1% 83.5%

Income =$ 12,891 Income = $ 18,795
2006 2020

condition. This will reduce the number of new units needed. The type of new units will be
influenced by whether they will be owned or rented. The higher the housing costs relative to
incomes, the more expensive both rental and homeownership housing will be and the fewer newj

homeowners will be created between the years 2006 and 2020.

The generally accepted standard definition
of Affordable Housing is that housing
costs do not exceed 30% of income.

Montana Department of Commerce, Housing Coordinating Team, White Paper, August 2008 revision



Housing Statistics and Projections for each county in Montana

This data has been collected by the Housing Coordinating Team for this White
Paper in an effort to document the housing affordability problems experienced by
Montanans in 2006 and to predict the potential face of the problem in 2020, if no

changes are made to current practices and trends.

County:
Lewis & Clark

Housing Affordability Gap for Lewis & Clark County
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2000 2006 2020
Select Occupations Relative to the Affordability of Housing in Lewis & Clark County
2006 2020
* Home % of income to * Home % of income to
Average Annual Median Home Affordability rent 2-bedroom | Average Annual Median Home Affordability rent 2-bedroom
Pay Cost Excess/Shortfall apartment Pay Cost Excess/Shortfall apartment

All Wage Earners $33,644 $180,000 ($61,361) 24.2% $33,073 $311,702] ($195,075) 40.0%
Licensed Practical Nurse $29,280 $180,000 ($76,749) 27.9% $42,576 $311,702| ($161,565) 31.1%
Police Officer $38,590 $180,000 ($43,919) 21.1% $56,114 $311,702| ($113,827) 23.6%
Elementary School Teacher $32,160 $180,000 ($66,594) 25.4% $46,764 $311,702| ($146,798) 28.3%
Retail Salesperson $18,580 $180,000| ($114,481) 43.9% $27,017 $311,702| ($216,431) 48.9%
Senior on the average SSI $13,014 $180,000| ($134,108) 62.7% $18,975 $311,702| ($244,790) 69.7%

* (red) indicates shortfall

Housing Units and Structure-type data for Lewis & Clark County
Homeownership rate in 2000 = 70.0%
Households in 2006 = 24,340
% change in population, 2006 to 2020 =25.2%
% change in households, 2006 to 2020 =28.1%

Estimated Housing Units
needed by 2020 in Lewis & Clark County

o 2006 Units in . Housing Units
Units in Poor Total Housing
. P L Good 3 that must be
Housing Units Condition Lost Conditi . Units Needed buil
by 2020 ondition, still by 2020 uilt or
Available in renovated by
2020 2020
TOTAL 1,673 26,866 34,619 7,752
Single-family 1,109 17,058 ?
Multi-family 143 4,891 ?
Manufactured Home 421 4,917 ?

The data in the table gives a rough estimate of housing needs and some options for the county
in meeting those needs in the future. One option is to focus on rehabilitating the units in poor
condition. This will reduce the number of new units needed. The type of new units will be
influenced by whether they will be owned or rented. The higher the housing costs relative to
incomes, the more expensive both rental and homeownership housing will be and the fewer

new homeowners will be created between the years 2006 and 2020.

% of Median Renter Income
to rent a 2-bedroom apartment

Rent
30.3%

Rent
36.3%

Income = $ 26,913 Income = $ 36,472
2006 2020

% of Income of a Senior on average

SSI1 to rent 1-bedroom apartment

Rent Rent
50.2% 65.6%

Income = $ 13,014
2006

Income = $ 18,975
2020

The generally accepted standard definition
of Affordable Housing is that housing
costs do not exceed 30% of income.

Montana Department of Commerce, Housing Coordinating Team, White Paper, August 2008 revision



Housing Statistics and Projections for each county in Montana

This data has been collected by the Housing Coordinating Team for this White Paper
in an effort to document the housing affordability problems experienced by
Montanans in 2006 and to predict the potential face of the problem in 2020, if no

changes are made to current practices and trends.

County:
Liberty

Housing Affordability Gap for Liberty County
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2000 2006 2020
Select Occupations Relative to the Affordability of Housing in Liberty County
2006 2020
* Home % of income to * Home % of income to
Average Annual Median Home Affordability rent 2-bedroom | Average Annual Median Home Affordability rent 2-bedroom
Pay Cost Excess/Shortfall apartment Pay Cost Excess/Shortfall apartment
All Wage Earners $26,208 $71,286 $21,132 27.7% $28,413 $94,060 $6,134 42.6%
Licensed Practical Nurse $29,230 $71,286 $31,788 24.8% $36,244 $94,060 $33,749 33.4%
Police Officer $36,610 $71,286 $57,813 19.8% $45,395 $94,060 $66,018 26.7%
Elementary School Teacher $33,360 $71,286 $46,352 21.8% $41,365 $94,060 $51,808 29.3%
Retail Salesperson $15,890 $71,286 ($15,253) 45.7% $19,703 $94,060 ($24,581) 61.4%
Senior on the average SSI $13,589 $71,286 ($23,365) 53.4% $19,814 $94,060 ($24,191) 61.1%

* (red) indicates shortfall

Housing Units and Structure-type data for Liberty County
Homeownership rate in 2000 = 71.9%
Households in 2006 = 720
% change in population, 2006 to 2020 = -8.7%
% change in households, 2006 to 2020 = -6.9%

Estimated Housing Units
needed by 2020 in Liberty County

- 2006 Units in . Housing Units
. . Units in Poor Good Total Housing that must be
=G T C°”bd't;%';;°“ condition, stin [ *"[*® ;\l(s)e:ged built or
Y Available in 4 renovated by
2020 2020
TOTAL 356 699 818 119
Single-family 272 432 ?
Multi-family 25 144
Manufactured Home 59 123 ?

The data in the table gives a rough estimate of housing needs and some options for the county in
meeting those needs in the future. One option is to focus on rehabilitating the units in poor
condition. This will reduce the number of new units needed. The type of new units will be
influenced by whether they will be owned or rented. The higher the housing costs relative to
incomes, the more expensive both rental and homeownership housing will be and the fewer new
homeowners will be created between the years 2006 and 2020.

%o of Median Renter Income
to rent a 2-bedroom apartment

Rent
29.2%

Rent
35.3%

Income = $ 24,860 Income = $ 34,288
2006 2020

% of Income of a Senior on average

SSI to rent 1-bedroom apartment
Rent Rent
42.1% 53.7%

Income = $ 13,589
2006

Income = $ 19,814
2020

The generally accepted standard definition of
Affordable Housing is that housing costs
do not exceed 30% of income.

Montana Department of Commerce, Housing Coordinating Team, White Paper, August 2008 revision



Housing Statistics and Projections for each county in Montana

This data has been collected by the Housing Coordinating Team for this White Paper
in an effort to document the housing affordability problems experienced by
Montanans in 2006 and to predict the potential face of the problem in 2020, if no

changes are made to current practices and trends.

County:
Lincoln

Housing Affordability Gap for Lincoln County
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Select Occupations Relative to the Affordability of Housing in Lincoln County
2006 2020
* Home % of income to * Home % of income to
Average Annual Median Home Affordability rent 2-bedroom | Average Annual Median Home Affordability rent 2-bedroom
Pay Cost Excess/Shortfall apartment Pay Cost Excess/Shortfall apartment

All Wage Earners $26,780|  $146,934|  ($52,499) 29.4% $21,865|  $290,919| ($213,817) 75.3%
Licensed Practical Nurse $30,120 $146,934 ($40,721) 26.2% $36,702 $290,919| ($161,497) 44.8%
Police Officer $36,180|  $146,934|  ($19,352) 21.8% $44,086|  $290,919| ($135,458) 37.3%
Elementary School Teacher $35,860 $146,934 ($20,480) 22.0% $43,696 $290,919( ($136,833) 37.7%
Retail Salesperson $18,970 $146,934 ($80,040) 41.5% $23,115 $290,919( ($209,408) 71.2%
Senior on the average SSI $12,950 $146,934| ($101,267) 60.8% $18,882 $290,919| ($224,336) 87.2%

* (red) indicates shortfall

Housing Units and Structure-type data for Lincoln County
Homeownership rate in 2000 = 76.5%
Households in 2006 = 7,960
% change in population, 2006 to 2020 = 6.8%
% change in households, 2006 to 2020 = 9.3%

Estimated Housing Units
needed by 2020 in Lincoln County

- 2006 Units in . Housing Units
Units in Poor Total Housing
Housing Units Condition Lost Good | nits Needed | Nt mustbe
by 2020 Condition, still by 2020 built or
Available in renovated by
2020 2020
TOTAL 7,533 10,850 10,152 -698
Single-family 4,510 8,753 ?
Multi-family 73 434 ?
Manufactured Home 2,950 1,663 ?

The data in the table gives a rough estimate of housing needs and some options for the county in
meeting those needs in the future. One option is to focus on rehabilitating the units in poor
condition. This will reduce the number of new units needed. The type of new units will be
influenced by whether they will be owned or rented. The higher the housing costs relative to
incomes, the more expensive both rental and homeownership housing will be and the fewer new
homeowners will be created between the years 2006 and 2020.

%o of Median Renter Income

to rent a 2-bedroom apartment
Rent
35.2%

Rent
55.7%

Income = $ 22,371 Income = $ 29,541
2006 2020

% of Income of a Senior on average

SSI to rent 1-bedroom apartment
Rent Rent
48.7% 81.7%

Income = $ 12,950
2006

Income = $ 18,882
2020

The generally accepted standard definition of
Affordable Housing is that housing costs
do not exceed 30% of income.

Montana Department of Commerce, Housing Coordinating Team, White Paper, August 2008 revision



Housing Statistics and Projections for each county in Montana

This data has been collected by the Housing Coordinating Team for this White Paper
in an effort to document the housing affordability problems experienced by
Montanans in 2006 and to predict the potential face of the problem in 2020, if no

changes are made to current practices and trends.

County:
Madison

Housing Affordability Gap for Madison County
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Select Occupations Relative to the Affordability of Housing in Madison County
2006 2020
* Home % of income to * Home % of income to
Average Annual Median Home Affordability rent 2-bedroom | Average Annual Median Home Affordability rent 2-bedroom
Pay Cost Excess/Shortfall apartment Pay Cost Excess/Shortfall apartment

All Wage Earners $28,132|  $275,138| ($175,936) 25.5% $28,636|  $363,039| ($262,059) 40.3%
Licensed Practical Nurse $29,280 $275,138| ($171,887) 24.5% $38,176 $363,039| ($228,418) 30.2%
Police Officer $38,590 $275,138( ($139,057) 18.6% $50,315 $363,039( ($185,613) 22.9%
Elementary School Teacher $32,160 $275,138( ($161,732) 22.3% $41,931 $363,039( ($215,177) 27.5%
Retail Salesperson $18,580 $275,138( ($209,619) 38.5% $24,225 $363,039( ($277,613) 47.6%
Senior on the average SSI $12,352 $275,138| ($231,582) 58.0% $18,009 $363,039| ($299,534) 64.0%

* (red) indicates shortfall

Housing Units and Structure-type data for Madison County
Homeownership rate in 2000 = 70.4%
Households in 2006 = 720
% change in population, 2006 to 2020 = 17.4%
% change in households, 2006 to 2020 = 20.2%

Estimated Housing Units
needed by 2020 in Madison County

- 2006 Units in . Housing Units
Units in Poor Total Housing
Housing Units Condition Lost Good | Units Needed | Natmustbe
by 2020 Condition, still by 2020 built or
Available in renovated by
2020 2020
TOTAL 836 3,796 5,291 1,495
Single-family 485 3,096 ?
Multi-family 30 247 ?
Manufactured Home 321 453 ?

The data in the table gives a rough estimate of housing needs and some options for the county in
meeting those needs in the future. One option is to focus on rehabilitating the units in poor
condition. This will reduce the number of new units needed. The type of new units will be
influenced by whether they will be owned or rented. The higher the housing costs relative to
incomes, the more expensive both rental and homeownership housing will be and the fewer new

homeowners will be created between the years 2006 and 2020.

%o of Median Renter Income
to rent a 2-bedroom apartment

Rent
26.9%

Rent
29.7%

Income = $ 38,823
2020

Income = $ 26,627
2006

% of Income of a Senior on average

SSI to rent 1-bedroom apartment
Rent Rent
48.8% 71.9%

Income = $ 12,352
2006

Income = $ 18,009
2020

The generally accepted standard definition of
Affordable Housing is that housing costs
do not exceed 30% of income.

Montana Department of Commerce, Housing Coordinating Team, White Paper, August 2008 revision



Housing Statistics and Projections for each county in Montana

This data has been collected by the Housing Coordinating Team for this White Paper
in an effort to document the housing affordability problems experienced by
Montanans in 2006 and to predict the potential face of the problem in 2020, if no

changes are made to current practices and trends.

County:
McCone

Housing Affordability Gap forQMcCone County
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Select Occupations Relative to the Affordability of Housing in McCone County
2006 2020
* Home % of income to * Home % of income to
Average Annual Median Home Affordability rent 2-bedroom | Average Annual Median Home Affordability rent 2-bedroom
Pay Cost Excess/Shortfall apartment Pay Cost Excess/Shortfall apartment

All Wage Earners $23,972 $98,471  ($13,938) 37.9% $24,690|  $129,930|  ($42,867) 69.1%
Licensed Practical Nurse $32,830 $98,471 $17,298 27.7% $33,158 $129,930 ($13,004) 51.5%
Police Officer $33,150 $98,471 $18,426 27.4% $33,482 $129,930 ($11,864) 51.0%
Elementary School Teacher $35,000 $98,471 $24,950 25.9% $35,350 $129,930 ($5,275) 48.3%
Retail Salesperson $16,580 $98,471 ($40,005) 54.8% $16,746 $129,930 ($70,879) 101.9%
Senior on the average SSI $12,279 $98,471 ($55,171) 74.0% $17,903 $129,930 ($66,799) 95.4%

* (red) indicates shortfall

Housing Units and Structure-type data for McCone County

Homeownership rate in 2000 = 77.7%
Households in 2006 = 3,220

% change in population, 2006 to 2020 = -13.1%

% change in households, 2006 to 2020 = -9.7%

Estimated Housing Units
needed by 2020 in McCone County

L 2006 Units in . Housing Units
. . Units in Poor Good Total Housing Toge (i oo
=G T C°”bd't;%';;°“ condition, stin [ *"[*® gggged built or
4 Available in Y renovated by
2020 2020
TOTAL 719 1,098 816 -282
Single-family 609 805 ?
Multi-family 20 40 ?
Manufactured Home 90 253 ?

The data in the table gives a rough estimate of housing needs and some options for the county in
meeting those needs in the future. One option is to focus on rehabilitating the units in poor
condition. This will reduce the number of new units needed. The type of new units will be
influenced by whether they will be owned or rented. The higher the housing costs relative to
incomes, the more expensive both rental and homeownership housing will be and the fewer new
homeowners will be created between the years 2006 and 2020.

%o of Median Renter Income
to rent a 2-bedroom apartment

Rent
37.2%

Rent
59.0%

Income = $ 24,419  Income = $ 28,922
2006 2020

% of Income of a Senior on average

SSI to rent 1-bedroom apartment
Rent Rent
56.3% 83.0%

Income = $ 12,279
2006

Income = $ 17,903
2020

The generally accepted standard definition of
Affordable Housing is that housing costs
do not exceed 30% of income.
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Housing Statistics and Projections for each county in Montana

This data has been collected by the Housing Coordinating Team for this White Paper
in an effort to document the housing affordability problems experienced by
Montanans in 2006 and to predict the potential face of the problem in 2020, if no

changes are made to current practices and trends.

County:
Meagher

Housing Affordability Gap for Meagher County
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2000 2006 2020
Select Occupations Relative to the Affordability of Housing in Meagher County
2006 2020
* Home % of income to * Home % of income to
Average Annual Median Home Affordability rent 2-bedroom | Average Annual Median Home Affordability rent 2-bedroom
Pay Cost Excess/Shortfall apartment Pay Cost Excess/Shortfall apartment
All Wage Earners $22,256|  $111,394|  ($32,912) 40.8% $23,597|  $146,982|  ($63,771) 72.3%
Licensed Practical Nurse $29,280 $111,394 ($8,143) 31.0% $32,096 $146,982 ($33,801) 53.2%
Police Officer $38,590 $111,394 $24,687 23.5% $42,302 $146,982 $2,187 40.4%
Elementary School Teacher $32,160 $111,394 $2,012 28.2% $35,253 $146,982 ($22,668) 48.4%
Retail Salesperson $18,580 $111,394 ($45,875) 48.9% $20,367 $146,982 ($75,161) 83.8%
Senior on the average SSI $11,505 $111,394 ($70,825) 78.9% $16,774 $146,982 ($87,832) 101.8%

* (red) indicates shortfall

Housing Units and Structure-type data for Meagher County
Homeownership rate in 2000 = 73.2%
Households in 2006 = 820
% change in population, 2006 to 2020 = 4.2%
% change in households, 2006 to 2020 = 6.1%

Estimated Housing Units
needed by 2020 in Meagher County

- 2006 Units in . Housing Units
. . Units in Poor Good Total Housing Toge (i oo
=G T C°”bd't;%';;°“ condition, stin [ *"[*® ;\l(s)e:ged built or
Y Available in 4 renovated by
2020 2020
TOTAL 345 1,131 1,227 96
Single-family 280 802 ?
Multi-family 27 39
Manufactured Home 38 290 ?

The data in the table gives a rough estimate of housing needs and some options for the county in
meeting those needs in the future. One option is to focus on rehabilitating the units in poor
condition. This will reduce the number of new units needed. The type of new units will be
influenced by whether they will be owned or rented. The higher the housing costs relative to
incomes, the more expensive both rental and homeownership housing will be and the fewer new

homeowners will be created between the years 2006 and 2020.

%o of Median Renter Income

to rent a 2-bedroom apartment
Rent
37.4%

Rent
62.9%

Income = $ 24,274  Income = $ 27,140
2006 2020

% of Income of a Senior on average

SSI to rent 1-bedroom apartment
Rent Rent
60.1%0 88.6%

Income = $ 11,505
2006

Income = $ 16,774
2020

The generally accepted standard definition of
Affordable Housing is that housing costs
do not exceed 30% of income.
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Housing Statistics and Projections for each county in Montana

This data has been collected by the Housing Coordinating Team for this White Paper
in an effort to document the housing affordability problems experienced by
Montanans in 2006 and to predict the potential face of the problem in 2020, if no
changes are made to current practices and trends.

County:
Mineral

Housing Affordability Gap for Mineral County

p ﬂcb
$500,000 COQ‘?
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2000 2006 2020
Select Occupations Relative to the Affordability of Housing in Mineral County
2006 2020
* Home % of income to * Home % of income to
Average Annual Median Home Affordability rent 2-bedroom | Average Annual Median Home Affordability rent 2-bedroom
Pay Cost Excess/Shortfall apartment Pay Cost Excess/Shortfall apartment

All Wage Earners $22,204|  $232,800| ($154,502) 40.6% $19,092|  $460,928| ($393,605) 147.2%
Licensed Practical Nurse $30,120 $232,800| ($126,587) 29.9% $41,762 $460,928| ($313,663) 67.3%
Police Officer $36,180 $232,800( ($105,218) 24.9% $50,164 $460,928( ($284,034) 56.0%
Elementary School Teacher $35,860 $232,800( ($106,346) 25.1% $49,720 $460,928( ($285,599) 56.5%
Retail Salesperson $18,970|  $232,800| ($165,906) 47.5% $26,302|  $460,928| ($368,179) 106.9%
Senior on the average SSI $13,145 $232,800| ($186,447) 68.6% $19,165 $460,928| ($393,345) 146.7%

* (red) indicates shortfall

Housing Units and Structure-type data for Mineral County
Homeownership rate in 2000 = 73.0%
Households in 2006 = 1,670
% change in population, 2006 to 2020 = 11.4%
% change in households, 2006 to 2020 = 14.4%

Estimated Housing Units
needed by 2020 in Mineral County

- 2006 Units in . Housing Units
Units in Poor Good Total Housing e
Housing Units Condition Lost o | Units Needed )
by 2020 Condition, still by 2020 built or
Available in renovated by
2020 2020
TOTAL 311 2,020 2,277 257
Single-family 225 1,152 ?
Multi-family 12 63
Manufactured Home 74 805 ?

The data in the table gives a rough estimate of housing needs and some options for the county in

meeting those needs in the future. One option is to focus on rehabilitating the units in poor

%o of Median Renter Income

to rent a 2-bedroom apartment
Rent
42.3%

Rent
90.6%

Income = $ 21,285 Income = $ 31,034
2006 2020

% of Income of a Senior on average

SSI to rent 1-bedroom apartment
Rent Rent
54.6% 136.9%

Income = $ 13,145
2006

Income = $ 19,165
2020

condition. This will reduce the number of new units needed. The type of new units will be
influenced by whether they will be owned or rented. The higher the housing costs relative to
incomes, the more expensive both rental and homeownership housing will be and the fewer new
homeowners will be created between the years 2006 and 2020.

The generally accepted standard definition of
Affordable Housing is that housing costs
do not exceed 30% of income.

Montana Department of Commerce, Housing Coordinating Team, White Paper, August 2008 revision



Housing Statistics and Projections for each county in Montana

This data has been collected by the Housing Coordinating Team for this White Paper
in an effort to document the housing affordability problems experienced by
Montanans in 2006 and to predict the potential face of the problem in 2020, if no
changes are made to current practices and trends.

County:
Missoula

Housing Affordability Gap for Missoula County
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2000 2006 2020
Select Occupations Relative to the Affordability of Housing in Missoula County
2006 2020
* Home % of income to * Home % of income to
Average Annual Median Home Affordability rent 2-bedroom | Average Annual Median Home Affordability rent 2-bedroom
Pay Cost Excess/Shortfall apartment Pay Cost Excess/Shortfall apartment
All Wage Earners $30,680 $206,850 ($98,663) 30.0% $28,927 $409,549| ($307,544) 75.5%
Licensed Practical Nurse $31,170 $206,850 ($96,935) 29.6% $49,472 $409,549| ($235,094) 44.1%
Police Officer $35,520 $206,850 ($81,595) 26.0% $56,377 $409,549| ($210,747) 38.7%
Elementary School Teacher $27,240 $206,850| ($110,793) 33.8% $43,235 $409,549| ($257,089) 50.5%
Retail Salesperson $18,770 $206,850| ($140,661) 49.1% $29,791 $409,549| ($304,495) 73.3%
Senior on the average SSI $13,195 $206,850| ($160,320) 69.9% $19,239 $409,549| ($341,707) 113.5%

* (red) indicates shortfall

Housing Units and Structure-type data for Missoula County
Homeownership rate in 2000 = 69.1%
Households in 2006 = 40,780
% change in population, 2006 to 2020 =21.7%
% change in households, 2006 to 2020 = 24.6%

Estimated Housing Units
needed by 2020 in Missoula County

. _ unitsinpoor [ oo | Total Housing [ Housino Units
Housing Units Conbdlt;;r;;ost Good Condition, Un:)ts ;\l(')a:ged v
4 still Available in Y renovated by
2020 2020
TOTAL 2,406 42,919 54,373 11,454

Single-family 536 28,220 ?
Multi-family 622 9,394 ?
Manufactured Home 1,248 5,305 ?

The data in the table gives a rough estimate of housing needs and some options for the county in
meeting those needs in the future. One option is to focus on rehabilitating the units in poor
condition. This will reduce the number of new units needed. The type of new units will be
influenced by whether they will be owned or rented. The higher the housing costs relative to
incomes, the more expensive both rental and homeownership housing will be and the fewer new
homeowners will be created between the years 2006 and 2020.

%o of Median Renter Income
to rent a 2-bedroom apartment

Rent
37.8%

Rent
61.3%

Income = $ 35,591
2020

Income = $ 24,410
2006

%o of Income of a Senior on average

SSI to rent 1-bedroom apartment

Rent Rent
69.9% 105.8%

Income = $ 13,195
2006

Income = $ 19,239
2020

The generally accepted standard definition of
Affordable Housing is that housing costs
do not exceed 30% of income.

Montana Department of Commerce, Housing Coordinating Team, White Paper, August 2008 revision



Housing Statistics and Projections for Montana

This data has been collected by the Housing Coordinating Team for this White Paper in an effort to document the housing affordability
problems experienced by Montanans in 2006 and to predict the potential face of the problem in 2020, if no changes are made to current
practices and trends.

Housing Affordability Gap for Montana
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2000 2006 2020
Select Occupations Relative to the Affordability of Housing in Montana
2006 2020
* Home % of income to * Home % of income to
Average Annual Median Home Affordability rent 2-bedroom | Average Annual Median Home Affordability rent 2-bedroom
Pay Cost Excess/Shortfall apartment Pay Cost Excess/Shortfall apartment

All Wage Earners $30,628 $172,180 ($64,176) 26.6% $29,555 $340,905| ($236,686) 52.1%
Licensed Practical Nurse $30,900 $172,180 ($63,217) 26.4% $47,624 $340,905| ($172,966) 32.3%
Police Officer $37,610 $172,180 ($39,555) 21.7% $57,966 $340,905| ($136,498) 26.6%
Elementary School Teacher $34,400 $172,180 ($50,875) 23.7% $53,019 $340,905| ($153,944) 29.0%
Retail Salesperson $18,590 $172,180| ($106,626) 43.9% $28,652 $340,905| ($239,870) 53.7%
Senior on the average SSI $13,016 $172,180| ($126,281) 62.7% $18,978 $340,905| ($273,984) 81.1%

* (red) indicates shortfall

Housing Units and Structure-type data for Montana
Homeownership rate in 2000 = 69.1%
Households in 2006 = 377,080
% change in population, 2006 to 2020 =15.1%
% change in households, 2006 to 2020 =17.9%

Estimated Housing Units
needed by 2020 in Montana

s i B 2006 Units in Total Housing Housing Units
Housing Units Condition Lost Good | nits Needed | At mustbe
by 2020 Cond!tlon, s_tlll by 2020 built or
Available in renovated by
2020 2020
TOTAL 106,390 408,048 502,758 94,711

Single-family 61,963 301,487 ?
Multi-family 8,840 56,230 ?
Manufactured Home 35,587 50,331 ?

The data in the table gives a rough estimate of housing needs and some options for the county
in meeting those needs in the future. One option is to focus on rehabilitating the units in poor
condition. This will reduce the number of new units needed. The type of new units will be
influenced by whether they will be owned or rented. The higher the housing costs relative to
incomes, the more expensive both rental and homeownership housing will be and the fewer new

homeowners will be created between the years 2006 and 2020.

%o of Median Renter Income

to rent a 2-bedroom apartment
Rent Rent

32.5% 45.8%

Income = $ 25,088 Income = $ 33,602
2006 2020

% of Income of a Senior on average

SSI to rent 1-bedroom apartment
Rent Rent
49.4% 72.7%

Income = $ 13,016
2006

Income = $ 18,978
2020

The generally accepted standard definition
of Affordable Housing is that housing
costs do not exceed 30% of income.

Montana Department of Commerce, Housing Coordinating Team, White Paper, August 2008 revision



Housing Statistics and Projections for each county in Montana

This data has been collected by the Housing Coordinating Team for this White
Paper in an effort to document the housing affordability problems experienced by
Montanans in 2006 and to predict the potential face of the problem in 2020, if no

changes are made to current practices and trends.

County:
Musselshell

Housing Affordability Gap for Musselshell County
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Select Occupations Relative to the Affordability of Housing in Musselshell County
2006 2020
* Home % of income to * Home % of income to
Average Annual Median Home Affordability rent 2-bedroom | Average Annual Median Home Affordability rent 2-bedroom
Pay Cost Excess/Shortfall apartment Pay Cost Excess/Shortfall apartment

All Wage Earners $24,908 $111,394 ($23,560) 28.8% $23,647 $220,553| ($137,167) 48.7%
Licensed Practical Nurse $29,230 $111,394 ($8,320) 24.5% $44,980 $220,553 ($61,940) 25.6%
Police Officer $36,610 $111,394 $17,705 19.6% $56,336 $220,553 ($21,893) 20.5%
Elementary School Teacher $33,360 $111,394 $6,244 21.5% $51,335 $220,553 ($39,529) 22.5%
Retail Salesperson $15,890 $111,394 ($55,361) 45.1% $24,452 $220,553| ($134,327) 47.1%
Senior on the average SSI $12,306 $111,394 ($68,000) 58.2% $17,942 $220,553| ($157,283) 64.2%

* (red) indicates shortfall

Housing Units and Structure-type data for Musselshell County
Homeownership rate in 2000 = 76.9%
Households in 2006 = 1,930
% change in population, 2006 to 2020 =6.0%
% change in households, 2006 to 2020 =9.3%

Estimated Housing Units
needed by 2020 in Musselshell County

- 2006 Units in . Housing Units
Units in Poor Total Housing
Housing Units Condition Lost ggod | Units Needed et WUSt LS
by 2020 Condition, still by 2020 built or
Available in renovated by
2020 2020
TOTAL 1,697 1,091 2,510 1,418
Single-family 1,208 577 ?
Multi-family 14 101 ?
Manufactured Home 475 413 ?

The data in the table gives a rough estimate of housing needs and some options for the county
in meeting those needs in the future. One option is to focus on rehabilitating the units in poor

%0 of Median Renter Income

to rent a 2-bedroom apartment

Rent Rent
34.1% 40.1%

Income = $ 21,002 Income = $ 28,769
2006 2020

% of Income of a Senior on average
SSI to rent 1-bedroom apartment

Rent Rent
49.0% 72.2%

Income = $ 12,306 Income = $ 17,942
2006 2020

condition. This will reduce the number of new units needed. The type of new units will be
influenced by whether they will be owned or rented. The higher the housing costs relative to
incomes, the more expensive both rental and homeownership housing will be and the fewer new
homeowners will be created between the years 2006 and 2020.

The generally accepted standard definition
of Affordable Housing is that housing
costs do not exceed 30% of income.

Montana Department of Commerce, Housing Coordinating Team, White Paper, August 2008 revision



Housing Statistics and Projections for each county in Montana

This data has been collected by the Housing Coordinating Team for this White
Paper in an effort to document the housing affordability problems experienced by
Montanans in 2006 and to predict the potential face of the problem in 2020, if no

changes are made to current practices and trends.

County:
Park

Housing Affordability Gap for Park County
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Select Occupations Relative to the Affordability of Housing in Park County
2006 2020
* Home % of income to * Home % of income to
Average Annual Median Home Affordability rent 2-bedroom | Average Annual Median Home Affordability rent 2-bedroom
Pay Cost Excess/Shortfall apartment Pay Cost Excess/Shortfall apartment

All Wage Earners $24,804 $184,806 ($97,339) 34.9% $23,263 $365,903| ($283,870) 102.3%
Licensed Practical Nurse $29,280 $184,806 ($81,555) 29.6% $38,338 $365,903( ($230,710) 62.1%
Police Officer $38,590 $184,806 ($48,725) 22.4% $50,529 $365,903| ($187,723) 47.1%
Elementary School Teacher $32,160 $184,806 ($71,400) 26.9% $42,109 $365,903| ($217,412) 56.5%
Retail Salesperson $18,580 $184,806| ($119,287) 46.6% $24,328 $365,903| ($280,115) 97.8%
Senior on the average SSI $13,283 $184,806( ($137,967) 65.1% $19,366 $365,903| ($297,612) 122.9%

* (red) indicates shortfall

Housing Units and Structure-type data for Park County
Homeownership rate in 2000 = 66.4%
Households in 2006 = 7,040
% change in population, 2006 to 2020 =17.2%
% change in households, 2006 to 2020 =19.9%

Estimated Housing Units
needed by 2020 in Park County

- 2006 Units in . Housing Units
Units in Poor Total Housing
A . . Good . that must be
Housing Units Condition Lost [ ' .- i | Units Needed )
by 2020 ondition, sti by 2020 built or
Available in renovated by
2020 2020
TOTAL 2,440 7,306 9,892 2,586
Single-family 1,773 5,179 ?
Multi-family 200 905 ?
Manufactured Home 467 1,222 ?

The data in the table gives a rough estimate of housing needs and some options for the county
in meeting those needs in the future. One option is to focus on rehabilitating the units in poor

%0 of Median Renter Income

to rent a 2-bedroom apartment

Rent Rent
33.4% 63.0%

Income = $ 25,916 Income = $ 37,787
2006 2020

% of Income of a Senior on average

SSI to rent 1-bedroom apartment
Rent Rent
49.6% 94.6%

Income = $ 13,283 Income = $ 19,366
2006 2020

condition. This will reduce the number of new units needed. The type of new units will be
influenced by whether they will be owned or rented. The higher the housing costs relative to
incomes, the more expensive both rental and homeownership housing will be and the fewer newj

homeowners will be created between the years 2006 and 2020.

The generally accepted standard definition
of Affordable Housing is that housing
costs do not exceed 30% of income.

Montana Department of Commerce, Housing Coordinating Team, White Paper, August 2008 revision



Housing Statistics and Projections for each county in Montana

This data has been collected by the Housing Coordinating Team for this White
Paper in an effort to document the housing affordability problems experienced by
Montanans in 2006 and to predict the potential face of the problem in 2020, if no

changes are made to current practices and trends.

County:
Petroleum

Housing Affordability Gap for Petroleum County
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Select Occupations Relative to the Affordability of Housing in Petroleum County
2006 2020
* Home % of income to * Home % of income to
Average Annual Median Home Affordability rent 2-bedroom | Average Annual Median Home Affordability rent 2-bedroom
Pay Cost Excess/Shortfall apartment Pay Cost Excess/Shortfall apartment
All Wage Earners $16,276 $111,394 ($54,000) 44.0% $21,100 $220,553| ($146,147) 54.6%
Licensed Practical Nurse $29,230 $111,394 ($8,320) 24.5% $32,585 $220,553| ($105,648) 35.4%
Police Officer $36,610 $111,394 $17,705 19.6% $40,812 $220,553 ($76,637) 28.2%
Elementary School Teacher $33,360 $111,394 $6,244 21.5% $37,189 $220,553 ($89,413) 31.0%
Retail Salesperson $15,890 $111,394 ($55,361) 45.1% $17,714 $220,553| ($158,088) 65.1%
Senior on the average SSI $10,227 $111,394 ($75,329) 70.0% $14,911 $220,553| ($167,970) 77.3%

* (red) indicates shortfall

Housing Units and Structure-type data for Petroleum County
Homeownership rate in 2000 = 74.4%
Households in 2006 = 200
% change in population, 2006 to 2020 =-15.6%
% change in households, 2006 to 2020 =-5.0%

Estimated Housing Units
needed by 2020 in Petroleum County

Units in Poor 20023::5 n Total Housing }—:ﬁutsmg Lir;ns
Housing Units Condition Lost i~ . Units Needed atmust be
by 2020 Condition, still by 2020 built or
4 Available in Y renovated by
2020 2020
TOTAL 185 164 243 79
Single-family 135 100 ?
Multi-family 1 2
Manufactured Home 49 62

The data in the table gives a rough estimate of housing needs and some options for the county
in meeting those needs in the future. One option is to focus on rehabilitating the units in poor
condition. This will reduce the number of new units needed. The type of new units will be
influenced by whether they will be owned or rented. The higher the housing costs relative to
incomes, the more expensive both rental and homeownership housing will be and the fewer newj

homeowners will be created between the years 2006 and 2020.

%0 of Median Renter Income

to rent a 2-bedroom apartment

Rent Rent
29.0% 35.3%

Income = $ 24,693 Income = $ 32,640
2006 2020

% of Income of a Senior on average

SSI to rent 1-bedroom apartment

Rent Rent
59.0% 86.9%

Income = $ 10,227 Income = $ 14,911
2006 2020

The generally accepted standard definition
of Affordable Housing is that housing
costs do not exceed 30% of income.

Montana Department of Commerce, Housing Coordinating Team, White Paper, August 2008 revision



Housing Statistics and Projections for each county in Montana

This data has been collected by the Housing Coordinating Team for this White
Paper in an effort to document the housing affordability problems experienced by
Montanans in 2006 and to predict the potential face of the problem in 2020, if no

changes are made to current practices and trends.

County:
Phillips

Housing Affordability Gap for Phillips County
%
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Select Occupations Relative to the Affordability of Housing in Phillips County
2006 2020
* Home % of income to * Home % of income to
Average Annual Median Home Affordability rent 2-bedroom | Average Annual Median Home Affordability rent 2-bedroom
Pay Cost Excess/Shortfall apartment Pay Cost Excess/Shortfall apartment
All Wage Earners $24,232 $76,696 $8,754 29.6% $24,542 $151,853 ($65,308) 47.0%
Licensed Practical Nurse $32,830 $76,696 $39,073 21.8% $43,131 $151,853 $242 26.7%
Police Officer $33,150 $76,696 $40,201 21.6% $43,552 $151,853 $1,724 26.5%
Elementary School Teacher $35,000 $76,696 $46,725 20.5% $45,982 $151,853 $10,295 25.1%
Retail Salesperson $16,580 $76,696 ($18,230) 43.2% $21,782 $151,853 ($75,041) 52.9%
Senior on the average SSI $12,059 $76,696 ($34,172) 59.4% $17,582 $151,853 ($89,852) 65.6%

* (red) indicates shortfall

Housing Units and Structure-type data for Phillips County

Homeownership rate in 2000 = 70.5%
Households in 2006 = 1,660

% change in population, 2006 to 2020

% change in households, 2006 to 2020 =-8.4%

=-10.2%

Estimated Housing Units

needed by 2020 in Phillips County

L 2006 Units in . Housing Units
Units in Poor Total Housing
Housing Units Condition Lost ggod | Units Needed et WUSt LS
by 2020 Condition, still by 2020 built or
Available in renovated by
2020 2020
TOTAL 918 1,436 1,917 481
Single-family 625 1,079 ?
Multi-family 55 175
Manufactured Home 238 182

The data in the table gives a rough estimate of housing needs and some options for the county
in meeting those needs in the future. One option is to focus on rehabilitating the units in poor

%0 of Median Renter Income

to rent a 2-bedroom apartment

Rent Rent
33.9% 49.8%

Income = $ 21,122 Income = $ 23,137
2006 2020

% of Income of a Senior on average
SSI to rent 1-bedroom apartment

Rent Rent
50.0% 73.7%

Income = $ 12,059 Income = $ 17,582
2006 2020

condition. This will reduce the number of new units needed. The type of new units will be
influenced by whether they will be owned or rented. The higher the housing costs relative to
incomes, the more expensive both rental and homeownership housing will be and the fewer new

homeowners will be created between the years 2006 and 2020.

The generally accepted standard definition
of Affordable Housing is that housing
costs do not exceed 30% of income.

Montana Department of Commerce, Housing Coordinating Team, White Paper, August 2008 revision



Housing Statistics and Projections for each county in Montana

This data has been collected by the Housing Coordinating Team for this White
Paper in an effort to document the housing affordability problems experienced by
Montanans in 2006 and to predict the potential face of the problem in 2020, if no

changes are made to current practices and trends.

County:
Pondera

Housing Affordability Gap for Pondera County

$100,000

$250,000 0%059
&
$200,000 ® Median Home Cost
&
$150,000

m Home Affordable to
Median Household
Income

K m Median Household
Income
$50,000
$0
2000 2006 2020
Select Occupations Relative to the Affordability of Housing in Pondera County
2006 2020
* Home % of income to * Home % of income to
Average Annual Median Home Affordability rent 2-bedroom | Average Annual Median Home Affordability rent 2-bedroom
Pay Cost Excess/Shortfall apartment Pay Cost Excess/Shortfall apartment

All Wage Earners $26,156 $111,394 ($19,160) 27.8% $27,820 $220,553| ($122,449) 43.5%
Licensed Practical Nurse $29,230 $111,394 ($8,320) 24.8% $30,974 $220,553| ($111,328) 39.1%
Police Officer $36,610 $111,394 $17,705 19.8% $38,794 $220,553 ($83,751) 31.2%
Elementary School Teacher $33,360 $111,394 $6,244 21.8% $35,350 $220,553 ($95,896) 34.2%
Retail Salesperson $15,890 $111,394 ($55,361) 45.7% $16,838 $220,553| ($161,176) 71.9%
Senior on the average SSI $13,022 $111,394 ($65,473) 55.7% $18,987 $220,553| ($153,599) 63.7%

* (red) indicates shortfall

Housing Units and Structure-type data for Pondera County
Homeownership rate in 2000 = 70.2%
Households in 2006 = 2,280
% change in population, 2006 to 2020 =-7.0%
% change in households, 2006 to 2020 =-4.4%

Estimated Housing Units
needed by 2020 in Pondera County

- 2006 Units in . Housing Units
Units in Poor Good Total Housing R G
Housing Units Condition Lost " . Units Needed nu
by 2020 Condition, still by 2020 built or
Available in renovated by
2020 2020
TOTAL 988 1,432 2,506 1,074
Single-family 722 1,137 ?
Multi-family 78 107 ?
Manufactured Home 188 188 ?

The data in the table gives a rough estimate of housing needs and some options for the county
in meeting those needs in the future. One option is to focus on rehabilitating the units in poor

%0 of Median Renter Income

to rent a 2-bedroom apartment

Rent Rent
29.3% 33.5%

Income = $ 24,808 Income = $ 36,170
2006 2020

% of Income of a Senior on average
SSI to rent 1-bedroom apartment

Rent Rent
44.0% 48.1%

Income = $ 13,022 Income = $ 18,987
2006 2020

condition. This will reduce the number of new units needed. The type of new units will be
influenced by whether they will be owned or rented. The higher the housing costs relative to
incomes, the more expensive both rental and homeownership housing will be and the fewer newj
homeowners will be created between the years 2006 and 2020.

The generally accepted standard definition
of Affordable Housing is that housing
costs do not exceed 30% of income.

Montana Department of Commerce, Housing Coordinating Team, White Paper, August 2008 revision



Housing Statistics and Projections for each county in Montana

This data has been collected by the Housing Coordinating Team for this White
Paper in an effort to document the housing affordability problems experienced by
Montanans in 2006 and to predict the potential face of the problem in 2020, if no

changes are made to current practices and trends.

County:
Powder River

Housing Affordability Gap for Powder River County

$180,000
$160,000

B Median Home Cost

$140,000
$120,000
$100,000 5

&\
$80,0007

m Home Affordable to
Median Household
Income

$60,000 B Median Household
$40,000 Income
$20,000
$0
2000 2006 2020
Select Occupations Relative to the Affordability of Housing in Powder River County
2006 2020
* Home % of income to * Home % of income to
Average Annual Median Home Affordability rent 2-bedroom | Average Annual Median Home Affordability rent 2-bedroom
Pay Cost Excess/Shortfall apartment Pay Cost Excess/Shortfall apartment
All Wage Earners $19,292 $98,471 ($30,441) 37.1% $20,360 $129,930 ($58,135) 56.6%
Licensed Practical Nurse $32,830 $98,471 $17,298 21.8% $46,440 $129,930 $33,832 24.8%
Police Officer $33,150 $98,471 $18,426 21.6% $46,893 $129,930 $35,428 24.6%
Elementary School Teacher $35,000 $98,471 $24,950 20.5% $49,510 $129,930 $44,656 23.3%
Retail Salesperson $16,580 $98,471 ($40,005) 43.2% $23,453 $129,930 ($47,226) 49.1%
Senior on the average SSI $13,548 $98,471 ($50,697) 52.9% $19,753 $129,930 ($60,276) 58.4%

* (red) indicates shortfall

Housing Units and Structure-type data for Powder River County
Homeownership rate in 2000 = 72.9%
Households in 2006 = 710
% change in population, 2006 to 2020 =-10.6%
% change in households, 2006 to 2020 =-8.5%

Estimated Housing Units
needed by 2020 in Powder River County

- 2006 Units in . Housing Units
Units in Poor Good Total Housing R G
Housing Units C°”bd't;%"2(')'05t Condition, still Unl'ots ggjged built or
4 Available in Y renovated by
2020 2020
TOTAL 787 299 824 526
Single-family 604 118 ?
Multi-family 0 27
Manufactured Home 183 154

The data in the table gives a rough estimate of housing needs and some options for the county
in meeting those needs in the future. One option is to focus on rehabilitating the units in poor
condition. This will reduce the number of new units needed. The type of new units will be
influenced by whether they will be owned or rented. The higher the housing costs relative to
incomes, the more expensive both rental and homeownership housing will be and the fewer new
homeowners will be created between the years 2006 and 2020.

%0 of Median Renter Income

to rent a 2-bedroom apartment

Rent Rent
31.0% 48.2%

Income = $ 23,095 Income = $ 23,906
2006 2020

% of Income of a Senior on average
SSI to rent 1-bedroom apartment

Rent Rent
44.5% 62.9%

Income = $ 13,548 Income = $ 19,753
2006 2020

The generally accepted standard definition
of Affordable Housing is that housing
costs do not exceed 30% of income.

Montana Department of Commerce, Housing Coordinating Team, White Paper, August 2008 revision



Housing Statistics and Projections for each county in Montana

This data has been collected by the Housing Coordinating Team for this White
Paper in an effort to document the housing affordability problems experienced by
Montanans in 2006 and to predict the potential face of the problem in 2020, if no

changes are made to current practices and trends.

County:
Powell

Housing Affordability Gap for Powell County
. (e}
$400,000, 1
D
,/ Ny
$350,000 = _
B Median Home Cost
$300,000 S
$250,000
/ B Home Affordable to
$200,000 & Median Household
) Income
$150,000
) B Median Household
$100,000/ Income
$50,000
$0
2000 2006 2020
Select Occupations Relative to the Affordability of Housing in Powell County
2006 2020
* Home % of income to * Home % of income to
Average Annual Median Home Affordability rent 2-bedroom | Average Annual Median Home Affordability rent 2-bedroom
Pay Cost Excess/Shortfall apartment Pay Cost Excess/Shortfall apartment
All Wage Earners $29,952 $194,206 ($88,586) 25.7% $28,593 $379,419| ($278,591) 52.7%
Licensed Practical Nurse $29,280 $194,206 ($90,955) 26.3% $47,226 $379,419| ($212,886) 31.9%
Police Officer $38,590 $194,206 ($58,125) 20.0% $62,242 $379,419| ($159,934) 24.2%
Elementary School Teacher $32,160 $194,206 ($80,800) 23.9% $51,871 $379,419| ($196,505) 29.1%
Retail Salesperson $18,580 $194,206| ($128,687) 41.4% $29,968 $379,419| ($273,743) 50.3%
Senior on the average SSI $13,116 $194,206| ($147,954) 58.7% $19,124 $379,419| ($311,983) 78.8%

* (red) indicates shortfall

Housing Units and Structure-type data for Powell County
Homeownership rate in 2000 = 71.4%
Households in 2006 = 2,370
% change in population, 2006 to 2020 =7.9%
% change in households, 2006 to 2020 =10.1%

Estimated Housing Units
needed by 2020 in Powell County

- 2006 Units in . Housing Units
Units in Poor Good Total Housing R G
Housing Units Condition Lost " . Units Needed nu
by 2020 Condition, still by 2020 built or
Available in renovated by
2020 2020
TOTAL 887 2,312 3,063 750
Single-family 636 1,738 ?
Multi-family 74 148
Manufactured Home 177 426

The data in the table gives a rough estimate of housing needs and some options for the county
in meeting those needs in the future. One option is to focus on rehabilitating the units in poor
condition. This will reduce the number of new units needed. The type of new units will be
influenced by whether they will be owned or rented. The higher the housing costs relative to
incomes, the more expensive both rental and homeownership housing will be and the fewer newj
homeowners will be created between the years 2006 and 2020.

%0 of Median Renter Income

to rent a 2-bedroom apartment

Rent Rent
26.7% 35.8%

Income = $ 28,847 Income = $ 42,059
2006 2020

% of Income of a Senior on average
SSI to rent 1-bedroom apartment

Rent Rent
46.2% 68.9%

Income = $ 13,116 Income = $ 19,124
2006 2020

The generally accepted standard definition
of Affordable Housing is that housing
costs do not exceed 30% of income.

Montana Department of Commerce, Housing Coordinating Team, White Paper, August 2008 revision



Housing Statistics and Projections for each county in Montana

This data has been collected by the Housing Coordinating Team for this White
Paper in an effort to document the housing affordability problems experienced by
Montanans in 2006 and to predict the potential face of the problem in 2020, if no

changes are made to current practices and trends.

County:
Prairie

Housing Affordability Gap f/{)r Prairie County

$160,000,

$140,000

$120,000 >

$100,000
$80,000 A\

5
$60,000
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® Median Household

Income
$20,000
$0
2000 2006 2020
Select Occupations Relative to the Affordability of Housing in Prairie County
2006 2020
* Home % of income to * Home % of income to
Average Annual Median Home Affordability rent 2-bedroom | Average Annual Median Home Affordability rent 2-bedroom
Pay Cost Excess/Shortfall apartment Pay Cost Excess/Shortfall apartment

All Wage Earners $24,180 $113,500 ($28,234) 29.6% $24,875 $156,047 ($68,330) 46.3%
Licensed Practical Nurse $32,830 $113,500 $2,269 21.8% $44,632 $156,047 $1,338 25.8%
Police Officer $33,150 $113,500 $3,397 21.6% $45,067 $156,047 $2,872 25.6%
Elementary School Teacher $35,000 $113,500 $9,921 20.5% $47,582 $156,047 $11,741 24.2%
Retail Salesperson $16,580 $113,500 ($55,034) 43.2% $22,540 $156,047 ($76,563) 51.1%
Senior on the average SSI $12,567 $113,500 ($69,184) 57.0% $18,323 $156,047 ($91,433) 62.9%

* (red) indicates shortfall

Housing Units and Structure-type data for Prairie County
Homeownership rate in 2000 = 77.7%
Households in 2006 = 490
% change in population, 2006 to 2020 =-13.4%
% change in households, 2006 to 2020 =-10.2%

Estimated Housing Units
needed by 2020 in Prairie County

Units in Poor ZOOZLJ::S i Total Housing '—:E:tsi,-:?,:l:;s
Housing Units Conbdlt;%nzlo.ost Condition, still Unlljts;\lg:ged il @
4 Available in Y renovated by
2020 2020
TOTAL 554 143 551 408
Single-family 482 76 ?
Multi-family 16 10
Manufactured Home 56 57

The data in the table gives a rough estimate of housing needs and some options for the county
in meeting those needs in the future. One option is to focus on rehabilitating the units in poor

%0 of Median Renter Income

to rent a 2-bedroom apartment

Rent Rent
28.2% 34.8%

Income = $ 25,381 Income = $ 33,130
2006 2020

% of Income of a Senior on average

SSI to rent 1-bedroom apartment
Rent Rent
48.0% 70.7%

Income = $ 12,567 Income = $ 18,323
2006 2020

condition. This will reduce the number of new units needed. The type of new units will be
influenced by whether they will be owned or rented. The higher the housing costs relative to
incomes, the more expensive both rental and homeownership housing will be and the fewer new
homeowners will be created between the years 2006 and 2020.

The generally accepted standard definition
of Affordable Housing is that housing
costs do not exceed 30% of income.

Montana Department of Commerce, Housing Coordinating Team, White Paper, August 2008 revision



Housing Statistics and Projections for each county in Montana

This data has been collected by the Housing Coordinating Team for this White
Paper in an effort to document the housing affordability problems experienced by
Montanans in 2006 and to predict the potential face of the problem in 2020, if no

changes are made to current practices and trends.

County:
Ravalli

Housing Affordability Gap for Ravalli County

$500,000, /\,} 4
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$400.000 B Median Home Cost
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$300,000 B Home Affordable to
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$100,000
$50,000
$0
2000 2006 2020
Select Occupations Relative to the Affordability of Housing in Ravalli County
2006 2020
* Home % of income to * Home % of income to
Average Annual Median Home Affordability rent 2-bedroom | Average Annual Median Home Affordability rent 2-bedroom
Pay Cost Excess/Shortfall apartment Pay Cost Excess/Shortfall apartment
All Wage Earners $26,260 $235,963| ($143,362) 32.1% $25,389 $467,191| ($377,662) 84.5%
Licensed Practical Nurse $30,120 $235,963| ($129,750) 28.0% $41,356 $467,191| ($321,355) 51.9%
Police Officer $36,180 $235,963| ($108,381) 23.3% $49,677 $467,191| ($292,013) 43.2%
Elementary School Teacher $35,860 $235,963| ($109,509) 23.5% $49,238 $467,191| ($293,563) 43.6%
Retail Salesperson $18,970 $235,963| ($169,069) 44.4% $26,047 $467,191| ($375,341) 82.3%
Senior on the average SSI $12,325 $235,963| ($192,501) 68.4% $17,970 $467,191| ($403,822) 119.3%

* (red) indicates shortfall

Housing Units and Structure-type data for Ravalli County
Homeownership rate in 2000 = 75.7%
Households in 2006 = 16,320
% change in population, 2006 to 2020 =39.3%
% change in households, 2006 to 2020 =42.7%

Estimated Housing Units
needed by 2020 in Ravalli County

- 2006 Units in . Housing Units
Units in Poor Total Housing
A . . Good . that must be
Housing Units Condition Lost [ ' .- i | Units Needed )
by 2020 ClCIIL, by 2020 B &
Available in renovated by
2020 2020
TOTAL 2,882 16,896 25,710 8,814
Single-family 1,173 13,579 ?
Multi-family 116 1,223 ?
Manufactured Home 1,593 2,094 ?

The data in the table gives a rough estimate of housing needs and some options for the county
in meeting those needs in the future. One option is to focus on rehabilitating the units in poor

%0 of Median Renter Income

to rent a 2-bedroom apartment

Rent Rent
32.204 57.1%

Income = $ 26,216  Income = $ 37,564
2006 2020

% of Income of a Senior on average

SSI to rent 1-bedroom apartment
Rent Rent
53.3% 101.1%

Income = $ 12,325 Income = $ 17,970
2006 2020

condition. This will reduce the number of new units needed. The type of new units will be
influenced by whether they will be owned or rented. The higher the housing costs relative to
incomes, the more expensive both rental and homeownership housing will be and the fewer newj

homeowners will be created between the years 2006 and 2020.

The generally accepted standard definition
of Affordable Housing is that housing
costs do not exceed 30% of income.

Montana Department of Commerce, Housing Coordinating Team, White Paper, August 2008 revision



Housing Statistics and Projections for each county in Montana

This data has been collected by the Housing Coordinating Team for this White
Paper in an effort to document the housing affordability problems experienced by
Montanans in 2006 and to predict the potential face of the problem in 2020, if no

changes are made to current practices and trends.

County:
Richland

Housing Affordability Gap for Richland County

R
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Income
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$0
2000 2006 2020
Select Occupations Relative to the Affordability of Housing in Richland County
2006 2020
* Home % of income to * Home % of income to
Average Annual Median Home Affordability rent 2-bedroom | Average Annual Median Home Affordability rent 2-bedroom
Pay Cost Excess/Shortfall apartment Pay Cost Excess/Shortfall apartment

All Wage Earners $31,200 $131,353 ($21,332) 23.0% $30,416 $215,515| ($108,259) 37.9%
Licensed Practical Nurse $32,830 $131,353 ($15,584) 21.8% $41,662 $215,515 ($68,599) 27.7%
Police Officer $33,150 $131,353 ($14,456) 21.6% $42,069 $215,515 ($67,167) 27.4%
Elementary School Teacher $35,000 $131,353 ($7,932) 20.5% $44,416 $215,515 ($58,888) 26.0%
Retail Salesperson $16,580 $131,353 ($72,887) 43.2% $21,041 $215,515| ($141,319) 54.8%
Senior on the average SSI $12,874 $131,353 ($85,954) 55.6% $18,771 $215,515| ($149,322) 61.4%

* (red) indicates shortfall

Housing Units and Structure-type data for Richland County
Homeownership rate in 2000 = 72.3%
Households in 2006 = 3,710
% change in population, 2006 to 2020 =-1.2%
% change in households, 2006 to 2020 =0.8%

Estimated Housing Units
needed by 2020 in Richland County

L 2006 Units in . Housing Units
Units in Poor Total Housing
Housing Units Condition Lost ggod | Units Needed et WUSt LS
by 2020 Condition, still by 2020 built or
Available in renovated by
2020 2020
TOTAL 2,072 1,917 4,297 2,380
Single-family 1,733 1,434 ?
Multi-family 0 74 ?
Manufactured Home 339 409 ?

The data in the table gives a rough estimate of housing needs and some options for the county
in meeting those needs in the future. One option is to focus on rehabilitating the units in poor

%0 of Median Renter Income

to rent a 2-bedroom apartment

Rent Rent
27.4% 42.5%

Income = $ 26,121  Income = $ 27,104
2006 2020

% of Income of a Senior on average
SSI to rent 1-bedroom apartment

Rent Rent
46.8%0 55.5%

Income = $ 12,874 Income = $ 18,771
2006 2020

condition. This will reduce the number of new units needed. The type of new units will be
influenced by whether they will be owned or rented. The higher the housing costs relative to
incomes, the more expensive both rental and homeownership housing will be and the fewer new

homeowners will be created between the years 2006 and 2020.

The generally accepted standard definition
of Affordable Housing is that housing
costs do not exceed 30% of income.

Montana Department of Commerce, Housing Coordinating Team, White Paper, August 2008 revision



Housing Statistics and Projections for each county in Montana

This data has been collected by the Housing Coordinating Team for this White
Paper in an effort to document the housing affordability problems experienced by
Montanans in 2006 and to predict the potential face of the problem in 2020, if no

changes are made to current practices and trends.

County:
Roosevelt

Housing Affordability Gap for Roosevg\lt County
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Select Occupations Relative to the Affordability of Housing in Roosevelt County
2006 2020
* Home % of income to * Home % of income to
Average Annual Median Home Affordability rent 2-bedroom | Average Annual Median Home Affordability rent 2-bedroom
Pay Cost Excess/Shortfall apartment Pay Cost Excess/Shortfall apartment
All Wage Earners $25,428 $98,471 ($8,804) 28.2% $25,039 $129,930 ($41,634) 46.0%
Licensed Practical Nurse $32,830 $98,471 $17,298 21.8% $40,590 $129,930 $13,202 28.4%
Police Officer $33,150 $98,471 $18,426 21.6% $40,985 $129,930 $14,597 28.1%
Elementary School Teacher $35,000 $98,471 $24,950 20.5% $43,273 $129,930 $22,662 26.6%
Retail Salesperson $16,580 $98,471 ($40,005) 43.2% $20,499 $129,930 ($57,645) 56.2%
Senior on the average SSI $11,565 $98,471 ($57,689) 61.9% $16,862 $129,930 ($70,470) 68.4%

* (red) indicates shortfall

Housing Units and Structure-type data for Roosevelt County
Homeownership rate in 2000 = 65.3%
Households in 2006 = 3,530
% change in population, 2006 to 2020 =1.8%
% change in households, 2006 to 2020 =4.2%

Estimated Housing Units
needed by 2020 in Roosevelt County

L 2006 Units in . Housing Units
Units in Poor Total Housing
Housing Units Condition Lost ggod | Units Needed et WUSt LS
by 2020 Condition, still by 2020 built or
Available in renovated by
2020 2020
TOTAL 1,762 1,276 4,101 2,825
Single-family 1,323 786 ?
Multi-family 125 188 ?
Manufactured Home 314 302 ?

The data in the table gives a rough estimate of housing needs and some options for the county
in meeting those needs in the future. One option is to focus on rehabilitating the units in poor
condition. This will reduce the number of new units needed. The type of new units will be
influenced by whether they will be owned or rented. The higher the housing costs relative to
incomes, the more expensive both rental and homeownership housing will be and the fewer new
homeowners will be created between the years 2006 and 2020.

%0 of Median Renter Income

to rent a 2-bedroom apartment

Rent Rent
31.0% 48.2%

Income = $ 23,095 Income = $ 23,906
2006 2020

% of Income of a Senior on average
SSI to rent 1-bedroom apartment

Rent Rent
52.1% 76.8%

Income = $ 11,565 Income = $ 16,862
2006 2020

The generally accepted standard definition
of Affordable Housing is that housing
costs do not exceed 30% of income.

Montana Department of Commerce, Housing Coordinating Team, White Paper, August 2008 revision



Housing Statistics and Projections for each county in Montana

This data has been collected by the Housing Coordinating Team for this White
Paper in an effort to document the housing affordability problems experienced by
Montanans in 2006 and to predict the potential face of the problem in 2020, if no

changes are made to current practices and trends.

County:
Rosebud

Housing Affordability Gap for Rosebud County
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Select Occupations Relative to the Affordability of Housing in Rosebud County
2006 2020
* Home % of income to * Home % of income to
Average Annual Median Home Affordability rent 2-bedroom | Average Annual Median Home Affordability rent 2-bedroom
Pay Cost Excess/Shortfall apartment Pay Cost Excess/Shortfall apartment
All Wage Earners $38,116 $119,490 $14,919 18.8% $38,433 $162,048 ($26,520) 30.0%
Licensed Practical Nurse $32,830 $119,490 ($3,721) 21.8% $44,978 $162,048 ($3,443) 25.6%
Police Officer $33,150 $119,490 (%$2,593) 21.6% $45,416 $162,048 ($1,897) 25.4%
Elementary School Teacher $35,000 $119,490 $3,931 20.5% $47,951 $162,048 $7,041 24.0%
Retail Salesperson $16,580 $119,490 ($61,024) 43.2% $22,715 $162,048 ($81,948) 50.7%
Senior on the average SSI $11,796 $119,490 ($77,893) 60.7% $17,199 $162,048| ($101,399) 67.0%

* (red) indicates shortfall

Housing Units and Structure-type data for Rosebud County
Homeownership rate in 2000 = 67.2%
Households in 2006 = 3,280
% change in population, 2006 to 2020 =13.3%
% change in households, 2006 to 2020 =16.2%

Estimated Housing Units

needed by 2020 in Rosebud County

%0 of Median Renter Income

to rent a 2-bedroom apartment

Rent Rent
26.4% 39.4%

Income = $ 27,121  Income = $ 29,276
2006 2020

% of Income of a Senior on average
SSI to rent 1-bedroom apartment

Rent Rent
46.9% 54.5%

- 2006 Units in . Housing Units
Units in Poor Total Housing
Housing Units Condition Lost gl Units Needed el AU (1
by 2020 Condition, still by 2020 built or
Available in renovated by
2020 2020
TOTAL 1,984 1,257 4,399 3,142
Single-family 1,209 652 ?
Multi-family 58 330 ?
Manufactured Home 717 275 ?

The data in the table gives a rough estimate of housing needs and some options for the county
in meeting those needs in the future. One option is to focus on rehabilitating the units in poor

Income = $ 11,796

Income = $ 17,199

2006 2020

condition. This will reduce the number of new units needed. The type of new units will be
influenced by whether they will be owned or rented. The higher the housing costs relative to
incomes, the more expensive both rental and homeownership housing will be and the fewer new
homeowners will be created between the years 2006 and 2020.

The generally accepted standard definition
of Affordable Housing is that housing
costs do not exceed 30% of income.

Montana Department of Commerce, Housing Coordinating Team, White Paper, August 2008 revision



Housing Statistics and Projections for each county in Montana

This data has been collected by the Housing Coordinating Team for this White
Paper in an effort to document the housing affordability problems experienced by
Montanans in 2006 and to predict the potential face of the problem in 2020, if no

changes are made to current practices and trends.

County:
Sanders

Housing Affordability Gap for Sanderé County
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Median Household

$200,000
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$150,000
$100,000

® Median Household
Income

$50,000
$0
2000 2006 2020
Select Occupations Relative to the Affordability of Housing in Sanders County
2006 2020
* Home % of income to * Home % of income to
Average Annual Median Home Affordability rent 2-bedroom | Average Annual Median Home Affordability rent 2-bedroom
Pay Cost Excess/Shortfall apartment Pay Cost Excess/Shortfall apartment

All Wage Earners $23,816 $221,449( ($137,466) 33.1% $22,385 $438,454| ($359,516) 73.5%
Licensed Practical Nurse $30,120 $221,449| ($115,236) 26.2% $36,162 $438,454| ($310,934) 45.5%
Police Officer $36,180 $221,449 ($93,867) 21.8% $43,438 $438,454| ($285,278) 37.9%
Elementary School Teacher $35,860 $221,449 ($94,995) 22.0% $43,054 $438,454| ($286,632) 38.2%
Retail Salesperson $18,970 $221,449( ($154,555) 41.5% $22,776 $438,454| ($358,140) 72.3%
Senior on the average SSI $12,904 $221,449| ($175,944) 61.1% $18,815 $438,454| ($372,107) 87.5%

* (red) indicates shortfall

Housing Units and Structure-type data for Sanders County
Homeownership rate in 2000 = 76.5%
Households in 2006 = 4,680
% change in population, 2006 to 2020 =17.9%
% change in households, 2006 to 2020 =21.2%

Estimated Housing Units
needed by 2020 in Sanders County

- 2006 Units in . Housing Units
Units in Poor Total Housing
A . . Good . that must be
Housing Units Condition Lost [ ' .- .| Units Needed )
by 2020 ondition, still by 2020 built or
Available in renovated by
2020 2020
TOTAL 3,054 5,975 6,744 769
Single-family 1,384 4,827 ?
Multi-family 44 204
Manufactured Home 1,626 944

The data in the table gives a rough estimate of housing needs and some options for the county
in meeting those needs in the future. One option is to focus on rehabilitating the units in poor

%0 of Median Renter Income

to rent a 2-bedroom apartment

Rent Rent
35.1% 58.2%

Income = $ 22,442  Income = $ 28,256
2006 2020

% of Income of a Senior on average

SSI to rent 1-bedroom apartment
Rent Rent
48.9% 82.0%

Income = $ 12,904 Income = $ 18,815
2006 2020

condition. This will reduce the number of new units needed. The type of new units will be
influenced by whether they will be owned or rented. The higher the housing costs relative to
incomes, the more expensive both rental and homeownership housing will be and the fewer newj

homeowners will be created between the years 2006 and 2020.

The generally accepted standard definition
of Affordable Housing is that housing
costs do not exceed 30% of income.

Montana Department of Commerce, Housing Coordinating Team, White Paper, August 2008 revision



Housing Statistics and Projections for each county in Montana

This data has been collected by the Housing Coordinating Team for this White
Paper in an effort to document the housing affordability problems experienced by
Montanans in 2006 and to predict the potential face of the problem in 2020, if no

changes are made to current practices and trends.

County:
Sheridan

Housing Affordability Gap for Sheridan County
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2000 2006 2020
Select Occupations Relative to the Affordability of Housing in Sheridan County
2006 2020
* Home % of income to * Home % of income to
Average Annual Median Home Affordability rent 2-bedroom | Average Annual Median Home Affordability rent 2-bedroom
Pay Cost Excess/Shortfall apartment Pay Cost Excess/Shortfall apartment
All Wage Earners $23,140 $74,489 $7,110 31.0% $22,896 $98,287 ($17,547) 50.3%
Licensed Practical Nurse $32,830 $74,489 $41,280 21.8% $35,848 $98,287 $28,124 32.2%
Police Officer $33,150 $74,489 $42,408 21.6% $36,197 $98,287 $29,356 31.8%
Elementary School Teacher $35,000 $74,489 $48,932 20.5% $38,217 $98,287 $36,479 30.2%
Retail Salesperson $16,580 $74,489 ($16,023) 43.2% $18,104 $98,287 ($34,446) 63.7%
Senior on the average SSI $13,157 $74,489 ($28,093) 54.4% $19,183 $98,287 ($30,640) 60.1%

* (red) indicates shortfall

Housing Units and Structure-type data for Sheridan County
Homeownership rate in 2000 = 80.1%
Households in 2006 = 1,470
% change in population, 2006 to 2020 =-12.7%
% change in households, 2006 to 2020 =-10.2%

Estimated Housing Units
needed by 2020 in Sheridan County

- 2006 Units in . Housing Units
. - Umt_s _|n e Good Tot_al RV that must be
Housing Units Conbdlt;%nzlo.ost Condition, still Unlljts;\lg:ged il @
4 Available in Y renovated by
2020 2020
TOTAL 1,608 465 1,579 1,115
Single-family 1,342 313 ?
Multi-family 70 99 ?
Manufactured Home 196 53 ?

The data in the table gives a rough estimate of housing needs and some options for the county
in meeting those needs in the future. One option is to focus on rehabilitating the units in poor

%0 of Median Renter Income

to rent a 2-bedroom apartment

Rent Rent
31.0% 39.5%

Income = $ 23,095 Income = $ 29,191
2006 2020

% of Income of a Senior on average
SSI to rent 1-bedroom apartment

Rent Rent
45.8% 67.5%

Income = $ 13,157 Income = $ 19,183
2006 2020

condition. This will reduce the number of new units needed. The type of new units will be
influenced by whether they will be owned or rented. The higher the housing costs relative to
incomes, the more expensive both rental and homeownership housing will be and the fewer new

homeowners will be created between the years 2006 and 2020.

The generally accepted standard definition
of Affordable Housing is that housing
costs do not exceed 30% of income.

Montana Department of Commerce, Housing Coordinating Team, White Paper, August 2008 revision



Housing Statistics and Projections for each county in Montana

This data has been collected by the Housing Coordinating Team for this White
Paper in an effort to document the housing affordability problems experienced by
Montanans in 2006 and to predict the potential face of the problem in 2020, if no

changes are made to current practices and trends.

County:
Silver Bow

Housing Affordability Gap for Silver Bow County
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2000 2006 2020
Select Occupations Relative to the Affordability of Housing in Silver Bow County
2006 2020
* Home % of income to * Home % of income to
Average Annual Median Home Affordability rent 2-bedroom | Average Annual Median Home Affordability rent 2-bedroom
Pay Cost Excess/Shortfall apartment Pay Cost Excess/Shortfall apartment
All Wage Earners $31,668 $169,687 ($58,016) 22.7% $29,103 $282,196| ($179,570) 40.4%
Licensed Practical Nurse $29,280 $169,687 ($66,436) 24.6% $35,384 $282,196| ($157,421) 33.3%
Police Officer $38,590 $169,687 ($33,606) 18.7% $46,635 $282,196| ($117,747) 25.2%
Elementary School Teacher $32,160 $169,687 ($56,281) 22.4% $38,864 $282,196| ($145,148) 30.3%
Retail Salesperson $18,580 $169,687| ($104,168) 38.8% $22,453 $282,196| ($203,019) 52.4%
Senior on the average SSI $12,605 $169,687| ($125,237) 57.1% $18,378 $282,196| ($217,388) 64.0%

* (red) indicates shortfall

Housing Units and Structure-type data for Silver Bow County
Homeownership rate in 2000 = 70.4%
Households in 2006 = 13,680
% change in population, 2006 to 2020 =-1.6%
% change in households, 2006 to 2020 =1.0%

Estimated Housing Units

needed by 2020 in Silver Bow County

- 2006 Units in . Housing Units
Units in Poor Total Housing
A . . Good . that must be
Housing Units Condition Lost [ ' .- i | Units Needed )
by 2020 ClCIIL, by 2020 B &
Available in renovated by
2020 2020
TOTAL 4,553 11,205 15,299 4,094
Single-family 3,383 8,135 ?
Multi-family 992 1,704 ?
Manufactured Home 178 1,366 ?

The data in the table gives a rough estimate of housing needs and some options for the county
in meeting those needs in the future. One option is to focus on rehabilitating the units in poor

%0 of Median Renter Income

to rent a 2-bedroom apartment

Rent Rent
36.3% 49.2%

Income = $ 19,860 Income = $ 23,931
2006 2020

% of Income of a Senior on average
SSI to rent 1-bedroom apartment

Rent Rent
44.4% 53.4%

Income = $ 12,605 Income = $ 18,378
2006 2020

condition. This will reduce the number of new units needed. The type of new units will be
influenced by whether they will be owned or rented. The higher the housing costs relative to
incomes, the more expensive both rental and homeownership housing will be and the fewer newj

homeowners will be created between the years 2006 and 2020.

The generally accepted standard definition
of Affordable Housing is that housing
costs do not exceed 30% of income.

Montana Department of Commerce, Housing Coordinating Team, White Paper, August 2008 revision



Housing Statistics and Projections for each county in Montana

This data has been collected by the Housing Coordinating Team for this White
Paper in an effort to document the housing affordability problems experienced by
Montanans in 2006 and to predict the potential face of the problem in 2020, if no

changes are made to current practices and trends.

County:
Stillwater

Housing Affordability Gap for Stillwatgr County
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2000 2006 2020
Select Occupations Relative to the Affordability of Housing in Stillwater County
2006 2020
* Home % of income to * Home % of income to
Average Annual Median Home Affordability rent 2-bedroom | Average Annual Median Home Affordability rent 2-bedroom
Pay Cost Excess/Shortfall apartment Pay Cost Excess/Shortfall apartment
All Wage Earners $40,404 $150,000 ($7,523) 17.7% $45,642 $296,990| ($136,040) 25.3%
Licensed Practical Nurse $29,230 $150,000 ($46,926) 24.5% $38,548 $296,990( ($161,058) 29.9%
Police Officer $36,610 $150,000 ($20,901) 19.6% $48,280 $296,990| ($126,738) 23.9%
Elementary School Teacher $33,360 $150,000 ($32,362) 21.5% $43,994 $296,990( ($141,852) 26.2%
Retail Salesperson $15,890 $150,000 ($93,967) 45.1% $20,955 $296,990( ($223,095) 55.0%
Senior on the average SSI $12,813 $150,000{ ($104,818) 55.9% $18,681 $296,990( ($231,113) 61.7%

* (red) indicates shortfall

Housing Units and Structure-type data for Stillwater County
Homeownership rate in 2000 = 76.0%
Households in 2006 = 3,450
% change in population, 2006 to 2020 =20.4%
% change in households, 2006 to 2020 =23.5%

Estimated Housing Units

needed by 2020 in Stillwater County

- 2006 Units in . Housing Units
Units in Poor Total Housing
Housing Units Condition Lost ggod | Units Needed et WUSt LS
by 2020 Condition, still by 2020 built or
Available in renovated by
2020 2020
TOTAL 1,001 3,535 5,030 1,495
Single-family 594 2,896 ?
Multi-family 61 135 ?
Manufactured Home 346 504 ?

The data in the table gives a rough estimate of housing needs and some options for the county
in meeting those needs in the future. One option is to focus on rehabilitating the units in poor

%0 of Median Renter Income

to rent a 2-bedroom apartment

Rent Rent
19.5% 21.5%

Income = $ 36,819 Income = $ 53,682
2006 2020

% of Income of a Senior on average
SSI to rent 1-bedroom apartment

Rent Rent
47.1% 69.3%

Income = $ 12,813 Income = $ 18,681
2006 2020

condition. This will reduce the number of new units needed. The type of new units will be
influenced by whether they will be owned or rented. The higher the housing costs relative to
incomes, the more expensive both rental and homeownership housing will be and the fewer new

homeowners will be created between the years 2006 and 2020.

The generally accepted standard definition
of Affordable Housing is that housing
costs do not exceed 30% of income.

Montana Department of Commerce, Housing Coordinating Team, White Paper, August 2008 revision



Housing Statistics and Projections for each county in Montana

This data has been collected by the Housing Coordinating Team for this White
Paper in an effort to document the housing affordability problems experienced by
Montanans in 2006 and to predict the potential face of the problem in 2020, if no

changes are made to current practices and trends.

County:
Sweet Grass

Housing Affordability Gap for Sweet Grass County
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2000 2006 2020
Select Occupations Relative to the Affordability of Housing in Sweet Grass County
2006 2020
* Home % of income to * Home % of income to
Average Annual Median Home Affordability rent 2-bedroom | Average Annual Median Home Affordability rent 2-bedroom
Pay Cost Excess/Shortfall apartment Pay Cost Excess/Shortfall apartment

All Wage Earners $37,752 $210,694 ($77,568) 19.0% $39,968 $331,938| ($190,998) 28.8%
Licensed Practical Nurse $29,230 $210,694| ($107,620) 24.5% $36,669 $331,938| ($202,633) 31.4%
Police Officer $36,610 $210,694 ($81,595) 19.6% $45,927 $331,938| ($169,986) 25.1%
Elementary School Teacher $33,360 $210,694 ($93,056) 21.5% $41,850 $331,938| ($184,363) 27.5%
Retail Salesperson $15,890 $210,694| ($154,661) 45.1% $19,934 $331,938| ($261,645) 57.8%
Senior on the average SSI $11,659 $210,694| ($169,580) 61.4% $16,999 $331,938| ($271,993) 67.8%

* (red) indicates shortfall

%0 of Median Renter Income

to rent a 2-bedroom apartment

Rent Rent
29.0% 32.0%

Housing Units and Structure-type data for Sweet Grass County
Homeownership rate in 2000 = 74.1%
Households in 2006 = 1,530
% change in population, 2006 to 2020 =6.9%
% change in households, 2006 to 2020 =9.8%

Estimated Housing Units

needed by 2020 in Sweet Grass County Income = $ 36,003

Income = $ 24,693

2006 2020
Units in Poor 2T Uil (I Total Housing el Wil R
Housing Units Condition Lost good [ Units Needed | M3t Mustbe % of Income of a Senior on average
by 2020 Condition, still by 2020 built or
Available in renovated by SSI to rent 1-bedroom apartment
2020 2020 Rent Rent
TOTAL 354 1,855 2,027 172 51.7% 76.2%
Single-family 180 1,601 ?
Multi-family 25 88
Manufactured Home 149 166 Income = $ 11,659 Income = $ 16,999

The data in the table gives a rough estimate of housing needs and some options for the county
in meeting those needs in the future. One option is to focus on rehabilitating the units in poor

2006 2020

condition. This will reduce the number of new units needed. The type of new units will be
influenced by whether they will be owned or rented. The higher the housing costs relative to
incomes, the more expensive both rental and homeownership housing will be and the fewer newj

homeowners will be created between the years 2006 and 2020.

The generally accepted standard definition
of Affordable Housing is that housing
costs do not exceed 30% of income.

Montana Department of Commerce, Housing Coordinating Team, White Paper, August 2008 revision



Housing Statistics and Projections for each county in Montana

This data has been collected by the Housing Coordinating Team for this White
Paper in an effort to document the housing affordability problems experienced by
Montanans in 2006 and to predict the potential face of the problem in 2020, if no

changes are made to current practices and trends.

County:
Teton

Housing Affordability Gap for Teton County

o
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2000 2006 2020
Select Occupations Relative to the Affordability of Housing in Teton County
2006 2020
* Home % of income to * Home % of income to
Average Annual Median Home Affordability rent 2-bedroom | Average Annual Median Home Affordability rent 2-bedroom
Pay Cost Excess/Shortfall apartment Pay Cost Excess/Shortfall apartment
All Wage Earners $25,272 $129,749 ($40,632) 28.7% $26,292 $171,201 ($78,487) 46.0%
Licensed Practical Nurse $29,230 $129,749 ($26,675) 24.8% $36,936 $171,201 ($40,953) 32.8%
Police Officer $36,610 $129,749 ($650) 19.8% $46,262 $171,201 ($8,067) 26.2%
Elementary School Teacher $33,360 $129,749 ($12,111) 21.8% $42,155 $171,201 ($22,549) 28.7%
Retail Salesperson $15,890 $129,749 ($73,716) 45.7% $20,079 $171,201| ($100,395) 60.3%
Senior on the average SSI $12,959 $129,749 ($84,051) 56.0% $18,895 $171,201| ($104,573) 64.1%

* (red) indicates shortfall

Housing Units and Structure-type data for Teton County

Homeownership rate in 2000 = 75.7%
Households in 2006 = 2,420

% change in population, 2006 to 2020 =-3.2%

% change in households, 2006 to 2020

=-1.2%

%0 of Median Renter Income

to rent a 2-bedroom apartment
Rent Rent

31.1% 35.5%

Estimated Housing Units
needed by 2020 in Teton County

Income = $ 23,369 Income = $ 34.072

2006 2020
Units in Poor 2T Uil (I Total Housing el Wil R
Housing Units Condition Lost Cond?tci’g: <o | Lits Needed t“aéu"?.?ii e % of Income of a Senior on average
iy 20RO Available in iy Z0AY RE—T SSI to rent 1-bedroom apartment
2020 2020 Rent Rent
TOTAL 1,205 1,887 2,696 808 44.2% 56.3%
Single-family 974 1,433 ?
Multi-family 30 231
Manufactured Home 201 223 Income = $ 12,959  Income = $ 18,895

The data in the table gives a rough estimate of housing needs and some options for the county
in meeting those needs in the future. One option is to focus on rehabilitating the units in poor

2006 2020

condition. This will reduce the number of new units needed. The type of new units will be
influenced by whether they will be owned or rented. The higher the housing costs relative to
incomes, the more expensive both rental and homeownership housing will be and the fewer new

The generally accepted standard definition
of Affordable Housing is that housing

homeowners will be created between the years 2006 and 2020.

costs do not exceed 30% of income.

Montana Department of Commerce, Housing Coordinating Team, White Paper, August 2008 revision



Housing Statistics and Projections for each county in Montana

This data has been collected by the Housing Coordinating Team for this White
Paper in an effort to document the housing affordability problems experienced by
Montanans in 2006 and to predict the potential face of the problem in 2020, if no

changes are made to current practices and trends.

County:
Toole

Housing Affordability Gap for Toole County
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Select Occupations Relative to the Affordability of Housing in Toole County
2006 2020
* Home % of income to * Home % of income to
Average Annual Median Home Affordability rent 2-bedroom | Average Annual Median Home Affordability rent 2-bedroom
Pay Cost Excess/Shortfall apartment Pay Cost Excess/Shortfall apartment

All Wage Earners $29,016 $111,394 ($9,074) 25.0% $30,941 $220,553| ($111,446) 39.1%
Licensed Practical Nurse $29,230 $111,394 ($8,320) 24.8% $38,770 $220,553 ($83,837) 31.2%
Police Officer $36,610 $111,394 $17,705 19.8% $48,559 $220,553 ($49,319) 24.9%
Elementary School Teacher $33,360 $111,394 $6,244 21.8% $44,248 $220,553 ($64,520) 27.4%
Retail Salesperson $15,890 $111,394 ($55,361) 45.7% $21,076 $220,553| ($146,231) 57.4%
Senior on the average SSI $12,875 $111,394 ($65,993) 56.4% $18,772 $220,553| ($154,357) 64.5%

* (red) indicates shortfall

Housing Units and Structure-type data for Toole County
Homeownership rate in 2000 = 71.5%
Households in 2006 = 1,890
% change in population, 2006 to 2020
% change in households, 2006 to 2020

-7.0%
-4.8%

Estimated Housing Units
needed by 2020 in Toole County

L 2006 Units in . Housing Units
Units in Poor Total Housing
Housing Units Condition Lost ggod | Units Needed et WUSt LS
by 2020 Condition, still by 2020 built or
Available in renovated by
2020 2020
TOTAL 1,274 1,120 2,065 944
Single-family 1,026 674 ?
Multi-family 98 208
Manufactured Home 150 238

The data in the table gives a rough estimate of housing needs and some options for the county
in meeting those needs in the future. One option is to focus on rehabilitating the units in poor

%0 of Median Renter Income

to rent a 2-bedroom apartment

Rent Rent
29.0% 33.6%

Income = $ 25,021  Income = $ 36,052
2006 2020

% of Income of a Senior on average

SSI to rent 1-bedroom apartment

Rent Rent
44.5% 56.7%

Income = $ 12,875 Income = $ 18,772
2006 2020

condition. This will reduce the number of new units needed. The type of new units will be
influenced by whether they will be owned or rented. The higher the housing costs relative to
incomes, the more expensive both rental and homeownership housing will be and the fewer new
homeowners will be created between the years 2006 and 2020.

The generally accepted standard definition
of Affordable Housing is that housing
costs do not exceed 30% of income.

Montana Department of Commerce, Housing Coordinating Team, White Paper, August 2008 revision



Housing Statistics and Projections for each county in Montana

This data has been collected by the Housing Coordinating Team for this White
Paper in an effort to document the housing affordability problems experienced by
Montanans in 2006 and to predict the potential face of the problem in 2020, if no

changes are made to current practices and trends.

County:
Treasure

Housing Affordability Gap for Treasure County
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Select Occupations Relative to the Affordability of Housing in Treasure County
2006 2020
* Home % of income to * Home % of income to
Average Annual Median Home Affordability rent 2-bedroom | Average Annual Median Home Affordability rent 2-bedroom
Pay Cost Excess/Shortfall apartment Pay Cost Excess/Shortfall apartment
All Wage Earners $21,476 $98,471 ($22,740) 33.3% $23,000 $133,543 ($52,438) 50.1%
Licensed Practical Nurse $32,830 $98,471 $17,298 21.8% $53,342 $133,543 $54,559 21.6%
Police Officer $33,150 $98,471 $18,426 21.6% $53,862 $133,543 $56,392 21.4%
Elementary School Teacher $35,000 $98,471 $24,950 20.5% $56,868 $133,543 $66,992 20.3%
Retail Salesperson $16,580 $98,471 ($40,005) 43.2% $26,939 $133,543 ($38,547) 42.8%
Senior on the average SSI $11,724 $98,471 ($57,127) 61.1% $17,094 $133,543 ($73,262) 67.4%

* (red) indicates shortfall

Housing Units and Structure-type data for Treasure County
Homeownership rate in 2000 = 71.4%
Households in 2006 = 280
% change in population, 2006 to 2020 =-7.4%
% change in households, 2006 to 2020 =-7.1%

Estimated Housing Units
needed by 2020 in Treasure County

Units in Poor ZOOZUn;ts n Total Housing }—:ﬁutsing Lirll)its
Housing Units Condition Lost 200 . Units Needed at must be
by 2020 Condition, still by 2020 built or
4 Available in Y renovated by
2020 2020
TOTAL 286 161 300 139
Single-family 221 83 ?
Multi-family 0 13
Manufactured Home 65 65

The data in the table gives a rough estimate of housing needs and some options for the county
in meeting those needs in the future. One option is to focus on rehabilitating the units in poor
condition. This will reduce the number of new units needed. The type of new units will be
influenced by whether they will be owned or rented. The higher the housing costs relative to
incomes, the more expensive both rental and homeownership housing will be and the fewer new

homeowners will be created between the years 2006 and 2020.

%0 of Median Renter Income

to rent a 2-bedroom apartment

Rent Rent
31.0% 48.2%

Income = $ 23,095 Income = $ 23,906
2006 2020

% of Income of a Senior on average

SSI to rent 1-bedroom apartment

Rent Rent
51.4% 75.8%

Income = $ 11,724 Income = $ 17,094
2006 2020

The generally accepted standard definition
of Affordable Housing is that housing
costs do not exceed 30% of income.

Montana Department of Commerce, Housing Coordinating Team, White Paper, August 2008 revision



Housing Statistics and Projections for each county in Montana

This data has been collected by the Housing Coordinating Team for this White
Paper in an effort to document the housing affordability problems experienced by
Montanans in 2006 and to predict the potential face of the problem in 2020, if no

changes are made to current practices and trends.

County:
Valley

Housing Affordability Gap for Valley County
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Select Occupations Relative to the Affordability of Housing in Valley County
2006 2020
* Home % of income to * Home % of income to
Average Annual Median Home Affordability rent 2-bedroom | Average Annual Median Home Affordability rent 2-bedroom
Pay Cost Excess/Shortfall apartment Pay Cost Excess/Shortfall apartment

All Wage Earners $25,532 $92,335 (%$2,301) 28.1% $26,679 $121,834 ($27,755) 43.2%
Licensed Practical Nurse $32,830 $92,335 $23,434 21.8% $39,052 $121,834 $15,877 29.5%
Police Officer $33,150 $92,335 $24,562 21.6% $39,433 $121,834 $17,219 29.2%
Elementary School Teacher $35,000 $92,335 $31,086 20.5% $41,634 $121,834 $24,980 27.7%
Retail Salesperson $16,580 $92,335 ($33,869) 43.2% $19,722 $121,834 ($52,286) 58.4%
Senior on the average SSI $13,036 $92,335 ($46,365) 54.9% $19,007 $121,834 ($54,810) 60.6%

* (red) indicates shortfall

Housing Units and Structure-type data for Valley County
Homeownership rate in 2000 = 75.9%
Households in 2006 = 2,880
% change in population, 2006 to 2020 =-13.9%
% change in households, 2006 to 2020 =-12.2%

Estimated Housing Units
needed by 2020 in Valley County

L 2006 Units in . Housing Units
Units in Poor Total Housing
Housing Units Condition Lost ggod | Units Needed et WUSt LS
by 2020 Condition, still by 2020 built or
Available in renovated by
2020 2020
TOTAL 2,715 1,835 3,416 1,581
Single-family 2,396 1,406 ?
Multi-family 92 220 ?
Manufactured Home 227 209 ?

The data in the table gives a rough estimate of housing needs and some options for the county
in meeting those needs in the future. One option is to focus on rehabilitating the units in poor

%o of Median Renter Income
to rent a 2-bedroom apartment

Rent Rent
31.2% 34.5%

Income = $ 22,930 Income = $ 33,443
2006 2020

% of Income of a Senior on average
SSI to rent 1-bedroom apartment

Rent Rent
46.3% 68.2%

Income = $ 13,036 Income = $ 19,007
2006 2020

condition. This will reduce the number of new units needed. The type of new units will be
influenced by whether they will be owned or rented. The higher the housing costs relative to
incomes, the more expensive both rental and homeownership housing will be and the fewer new

homeowners will be created between the years 2006 and 2020.

The generally accepted standard definition
of Affordable Housing is that housing
costs do not exceed 30% of income.

Montana Department of Commerce, Housing Coordinating Team, White Paper, August 2008 revision



Housing Statistics and Projections for each county in Montana

This data has been collected by the Housing Coordinating Team for this White
Paper in an effort to document the housing affordability problems experienced by
Montanans in 2006 and to predict the potential face of the problem in 2020, if no

changes are made to current practices and trends.

County:
Wheatland

Housing Affordability Gap for Wheatland County

$250,000, &’
q/gx
sV
$200,000 B Median Home Cost
$150,000¢ m Home Affordable to
Median Household
Income
$100,000 <5
& ® Median Household
Income
$50,000
$0
2000 2006 2020
Select Occupations Relative to the Affordability of Housing in Wheatland County
2006 2020
* Home % of income to * Home % of income to
Average Annual Median Home Affordability rent 2-bedroom | Average Annual Median Home Affordability rent 2-bedroom
Pay Cost Excess/Shortfall apartment Pay Cost Excess/Shortfall apartment
All Wage Earners $20,540 $111,394 ($38,963) 34.9% $20,483 $220,553| ($148,322) 56.3%
Licensed Practical Nurse $29,230 $111,394 ($8,320) 24.5% $35,321 $220,553 ($95,999) 32.6%
Police Officer $36,610 $111,394 $17,705 19.6% $44,239 $220,553 ($64,551) 26.1%
Elementary School Teacher $33,360 $111,394 $6,244 21.5% $40,312 $220,553 ($78,400) 28.6%
Retail Salesperson $15,890 $111,394 ($55,361) 45.1% $19,201 $220,553| ($152,843) 60.0%
Senior on the average SSI $12,769 $111,394 ($66,366) 56.1% $18,618 $220,553| ($154,901) 61.9%

* (red) indicates shortfall

Housing Units and Structure-type data for Wheatland County

Homeownership rate in 2000 = 72.2%
Households in 2006 = 740

% change in population, 2006 to 2020 =0.6%
% change in households, 2006 to 2020 =2.7%

Estimated Housing Units
needed by 2020 in Wheatland County

- 2006 Units in . Housing Units
Units in Poor Good Total Housing R G
Housing Units Condition Lost " . Units Needed nu
by 2020 Condition, still by 2020 built or
Available in renovated by
2020 2020
TOTAL 733 461 958 497
Single-family 531 359 ?
Multi-family 36 25
Manufactured Home 166 77

The data in the table gives a rough estimate of housing needs and some options for the county
in meeting those needs in the future. One option is to focus on rehabilitating the units in poor
condition. This will reduce the number of new units needed. The type of new units will be
influenced by whether they will be owned or rented. The higher the housing costs relative to
incomes, the more expensive both rental and homeownership housing will be and the fewer newj

homeowners will be created between the years 2006 and 2020.

%0 of Median Renter Income

to rent a 2-bedroom apartment
Rent Rent

30.7% 33.9%

Income = $ 23,350 Income = $ 34,044
2006 2020

% of Income of a Senior on average

SSI to rent 1-bedroom apartment

Rent Rent
47.2% 69.6%0

Income = $ 12,769 Income = $ 18,618
2006 2020

The generally accepted standard definition
of Affordable Housing is that housing
costs do not exceed 30% of income.

Montana Department of Commerce, Housing Coordinating Team, White Paper, August 2008 revision



Housing Statistics and Projections for each county in Montana

This data has been collected by the Housing Coordinating Team for this White
Paper in an effort to document the housing affordability problems experienced by
Montanans in 2006 and to predict the potential face of the problem in 2020, if no

changes are made to current practices and trends.

County:
Wibaux

Housing Affordability Gap for Wibaux County

$160,000

$140,000

$120,000
$100,000
$80,000/,

5
$60,000
$40,000

B Median Home Cost

m Home Affordable to
Median Household
Income

® Median Household

Income
$20,000
$0
2000 2006 2020
Select Occupations Relative to the Affordability of Housing in Wibaux County
2006 2020
* Home % of income to * Home % of income to
Average Annual Median Home Affordability rent 2-bedroom | Average Annual Median Home Affordability rent 2-bedroom
Pay Cost Excess/Shortfall apartment Pay Cost Excess/Shortfall apartment
All Wage Earners $21,736 $98,471 ($21,823) 33.0% $20,138 $153,047 ($82,034) 57.2%
Licensed Practical Nurse $32,830 $98,471 $17,298 21.8% $38,204 $153,047 ($18,327) 30.2%
Police Officer $33,150 $98,471 $18,426 21.6% $38,576 $153,047 ($17,014) 29.9%
Elementary School Teacher $35,000 $98,471 $24,950 20.5% $40,729 $153,047 ($9,423) 28.3%
Retail Salesperson $16,580 $98,471 ($40,005) 43.2% $19,294 $153,047 ($85,010) 59.7%
Senior on the average SSI $13,079 $98,471 ($52,349) 54.8% $19,070 $153,047 ($85,800) 60.4%

* (red) indicates shortfall

Housing Units and Structure-type data for Wibaux County
Homeownership rate in 2000 = 73.2%
Households in 2006 = 370
% change in population, 2006 to 2020 =-13.1%
% change in households, 2006 to 2020 =-10.8%

Estimated Housing Units
needed by 2020 in Wibaux County

Units in Poor ZOOZLJ::S i Total Housing '—:E:ts::ﬁ;:rg;s
Housing Units Conbdlt;%nzlo.ost Condition, still Unllots;\lg:ged il @
4 Available in Y renovated by
2020 2020
TOTAL 347 213 423 211
Single-family 293 97 ?
Multi-family 22 28
Manufactured Home 32 88

The data in the table gives a rough estimate of housing needs and some options for the county
in meeting those needs in the future. One option is to focus on rehabilitating the units in poor
condition. This will reduce the number of new units needed. The type of new units will be
influenced by whether they will be owned or rented. The higher the housing costs relative to
incomes, the more expensive both rental and homeownership housing will be and the fewer new
homeowners will be created between the years 2006 and 2020.

%0 of Median Renter Income

to rent a 2-bedroom apartment

Rent Rent
31.0% 48.2%

Income = $ 23,095 Income = $ 23,906
2006 2020

% of Income of a Senior on average
SSI to rent 1-bedroom apartment

Rent Rent
46.1% 57.5%

Income = $ 13,079 Income = $ 19,070
2006 2020

The generally accepted standard definition
of Affordable Housing is that housing
costs do not exceed 30% of income.

Montana Department of Commerce, Housing Coordinating Team, White Paper, August 2008 revision



Housing Statistics and Projections for each county in Montana

This data has been collected by the Housing Coordinating Team for this White
Paper in an effort to document the housing affordability problems experienced by
Montanans in 2006 and to predict the potential face of the problem in 2020, if no

changes are made to current practices and trends.

County:
Yellowstone

Housing Affordability Gap for Yellowstone County

/ )
$350,000 S
$300,000° ® Median Home Cost
$250,000
$200,000 m Home Affordable to
N Median Household
$150,000 Income
&
$100,000 m Median Household
Income
$50,000
$0
2000 2006 2020
Select Occupations Relative to the Affordability of Housing in Yellowstone County
2006 2020
* Home % of income to * Home % of income to
Average Annual Median Home Affordability rent 2-bedroom | Average Annual Median Home Affordability rent 2-bedroom
Pay Cost Excess/Shortfall apartment Pay Cost Excess/Shortfall apartment
All Wage Earners $33,644 $164,000 ($45,361) 24.5% $32,868 $324,709| ($208,805) 44.3%
Licensed Practical Nurse $32,080 $164,000 ($50,876) 25.7% $39,486 $324,709| ($185,469) 36.9%
Police Officer $36,610 $164,000 ($34,901) 22.5% $45,062 $324,709| ($165,807) 32.3%
Elementary School Teacher $39,910 $164,000 ($23,265) 20.7% $49,124 $324,709| ($151,483) 29.6%
Retail Salesperson $19,470 $164,000 ($95,343) 42.4% $23,965 $324,709| ($240,201) 60.7%
Senior on the average SSI $13,572 $164,000| ($116,142) 60.8% $19,788 $324,709| ($254,932) 73.5%

* (red) indicates shortfall

Housing Units and Structure-type data for Yellowstone County
Homeownership rate in 2000 = 69.2%
Households in 2006 = 56,030
% change in population, 2006 to 2020 =14.3%
% change in households, 2006 to 2020 =17.0%

Estimated Housing Units
needed by 2020 in Yellowstone County

- 2006 Units in . Housing Units
Units in Poor Good Total Housing D IS o
Housing Units Condition Lost .| Units Needed )
by 2020 ondition, still { 0 500 B &
Available in renovated by
2020 2020
TOTAL 10,703 49,475 68,560 19,084

Single-family 4,717 36,874 ?
Multi-family 1,467 9,068 ?
Manufactured Home 4,519 3,533 ?

The data in the table gives a rough estimate of housing needs and some options for the county
in meeting those needs in the future. One option is to focus on rehabilitating the units in poor

%0 of Median Renter Income

to rent a 2-bedroom apartment

Rent Rent
32.204 55.6%

Income = $ 25,626 Income = $ 26,180
2006 2020

% of Income of a Senior on average

SSI to rent 1-bedroom apartment
Rent Rent
47.0% 62.4%

Income = $ 13,572 Income = $ 19,788
2006 2020

condition. This will reduce the number of new units needed. The type of new units will be
influenced by whether they will be owned or rented. The higher the housing costs relative to
incomes, the more expensive both rental and homeownership housing will be and the fewer newj
homeowners will be created between the years 2006 and 2020.

The generally accepted standard definition
of Affordable Housing is that housing

costs do not exceed 30% of income.

Montana Department of Commerce, Housing Coordinating Team, White Paper, August 2008 revision



Geographic
Area

Montana
Beaverhead
Big Horn
Blaine
Broadwater
Carbon
Carter
Cascade
Chouteau
Custer
Daniels
Dawson
Deer Lodge
Fallon
Fergus
Flathead
Gallatin
Garfield
Glacier
Golden Valley
Granite
Hill
Jefferson
Judith Basin
Lake
Lewis & Clark
Liberty
Lincoln
McCone
Madison
Meagher
Mineral
Missoula
Musselshell
Park
Petroleum
Phillips
Pondera
Powder River
Powell
Prairie
Ravalli
Richland
Roosevelt
Rosebud
Sanders
Sheridan
Silver Bow
Stillwater
Sweet Grass
Teton
Toole
Treasure
Valley
Wheatland
Wibaux
Yellowstone

Appendix A

Comparison of Housing Affordability Gap data

2000 2006 2020
Home Median Home Median Home Median
Median Affordable to Household Median Affordable to Household Median Affordable to Household
Home Cost MHI Income Home Cost MHI Income Home Cost MHI Income
$115,000 $117,359 $ 33,281 $172,180 $140,035 $39,711 $340,905 $215,827 $61,204
$75,000 $107,549 $ 30,499 $103,450 $120,037 $34,040 $196,781 $156,333 $44,333
$69,500 $96,981 $ 27,502 $138,202 $110,688 $31,389 $182,355 $152,412 $43,221
$63,000 $92,238 $ 26,157 $92,784 $102,240 $28,993 $183,706 $130,900 $37,121
$83,000 $118,386 $ 33,572 $182,218 $127,239 $36,083 $240,433 $151,070 $42,841
$115,000 $118,329 $ 33,556 $243,770 $130,377 $36,973 $482,648 $164,482 $46,644
$59,767 $98,208 $ 27,850 $95,000 $105,242 $29,845 $125,350 $124,061 $35,182
$98,050 $119,257 $ 33,819 $135,680 $136,772 $38,786 $268,637 $190,628 $54,059
$72,750 $105,980 $ 30,054 $96,231 $116,019 $32,901 $126,975 $144,065 $40,854
$62,000 $110,589 $ 31,361 $96,592 $121,200 $34,370 $191,246 $150,911 $42,796
$59,767 $104,802 $ 29,720 $61,604 $108,450 $30,755 $81,285 $117,554 $33,336
$63,800 $117,074 $ 33,200 $159,333 $129,437 $36,706 $210,237 $164,680 $46,700
$50,000 $98,014 $ 27,795 $110,045 $109,991 $31,192 $145,202 $141,317 $40,075
$59,767 $114,038 $ 32,339 $52,542 $134,732 $38,207 $69,328 $202,464 $57,415
$63,000 $111,516 $ 31,624 $160,277 $122,787 $34,820 $262,971 $154,645 $43,855
$138,950 $128,101 $ 36,327 $234,900 $143,542 $40,706 $465,086 $188,791 $53,538
$139,900 $139,614 $ 39,592 $310,000 $164,402 $46,621 $613,779 $244,962 $69,467
$59,767 $100,930 $ 28,622 $108,722 $99,680 $28,267 $143,456 $96,832 $27,460
$65,750 $95,383 $ 27,049 $83,213 $109,350 $31,010 $164,756 $152,259 $43,178
$70,888 $94,809 $ 26,886 $73,680 $97,225 $27,571 $105,539 $103,147 $29,251
$57,000 $103,540 $ 29,362 $239,025 $115,145 $32,653 $454,671 $148,624 $42,147
$86,500 $112,994 $ 32,043 $160,163 $129,502 $36,724 $211,332 $180,189 $51,098
$144,500 $152,630 $ 43,283 $160,000 $178,026 $50,485 $245,325 $244,187 $69,247
$56,650 $104,746 $ 29,704 $50,230 $110,639 $31,375 $66,277 $125,957 $35,719
$141,000 $104,122 $ 29,527 $208,500 $131,384 $37,258 $412,816 $234,214 $66,419
$112,194 $140,675 $ 39,893 $180,000 $164,068 $46,527 $311,702 $238,571 $67,654
$70,888 $104,044 $ 29,505 $71,286 $113,834 $32,281 $94,060 $141,151 $40,028
$81,250 $100,109 $ 28,389 $146,934 $108,749 $30,839 $290,919 $132,513 $37,578
$59,767 $108,879 $ 30,876 $98,471 $109,484 $31,048 $129,930 $110,913 $31,453
$87,500 $110,927 $ 31,457 $275,138 $123,863 $35,125 $363,039 $161,496 $45,797
$73,929 $99,343 $ 28,172 $111,394 $103,288 $29,291 $146,982 $113,222 $32,108
$79,900 $99,474 $ 28,209 $232,800 $113,847 $32,285 $460,928 $157,849 $44,763
$132,000 $124,666 $ 35,353 $206,850 $150,461 $42,668 $409,549 $238,808 $67,722
$80,875 $92,665 $ 26,278 $111,394 $110,501 $31,336 $220,553 $170,041 $48,221
$92,500 $114,933 $ 32,593 $184,806 $128,556 $36,456 $365,903 $168,327 $47,735
$70,888 $86,811 $ 24,618 $111,394 $90,895 $25,776 $220,553 $101,328 $28,735
$75,000 $103,723 $ 29,414 $76,696 $116,175 $32,945 $151,853 $152,627 $43,282
$53,000 $107,796 $ 30,569 $111,394 $110,488 $31,332 $220,553 $117,080 $33,202
$73,929 $105,190 $ 29,830 $98,471 $121,351 $34,413 $129,930 $171,659 $48,679
$72,500 $111,185 $ 31,530 $194,206 $135,028 $38,291 $379,419 $217,787 $61,760
$59,767 $97,214 $ 27,568 $113,500 $110,389 $31,304 $156,047 $150,070 $42,557
$129,900 $116,795 $ 33,121 $235,963 $133,152 $37,759 $467,191 $182,825 $51,846
$63,500 $118,502 $ 33,605 $131,353 $130,880 $37,115 $215,515 $166,092 $47,101
$55,000 $89,829 $ 25,474 $98,471 $98,165 $27,838 $129,930 $121,367 $34,417
$71,250 $130,403 $ 36,980 $119,490 $148,534 $42,122 $162,048 $203,494 $57,707
$135,000 $98,025 $ 27,798 $221,449 $105,840 $30,014 $438,454 $127,073 $36,036
$59,767 $110,698 $ 31,392 $74,489 $114,905 $32,585 $98,287 $125,467 $35,580
$65,500 $110,317 $ 31,284 $169,687 $119,433 $33,869 $282,196 $144,331 $40,930
$127,900 $148,395 $ 42,082 $150,000 $166,463 $47,206 $296,990 $219,527 $62,254
$114,546 $120,565 $ 34,190 $210,694 $132,536 $37,585 $331,938 $166,264 $47,149
$76,750 $110,554 $ 31,351 $129,749 $121,891 $34,566 $171,201 $154,025 $43,679
$60,000 $108,558 $ 30,785 $111,394 $122,058 $34,613 $220,553 $161,895 $45,910
$59,767 $110,892 $ 31,447 $98,471 $135,055 $38,299 $133,543 $219,437 $62,228
$50,000 $113,526 $ 32,194 $92,335 $122,112 $34,629 $121,834 $145,256 $41,192
$56,650 $84,607 $ 23,993 $111,394 $91,596 $25,975 $220,553 $110,683 $31,388
$59,767 $102,545 $ 29,080 $98,471 $109,305 $30,997 $153,047 $127,197 $36,071
$107,500 $135,086 $ 38,308 $164,000 $147,352 $41,786 $324,709 $181,370 $51,433




Geographic
Area
Montana
Beaverhead
Big Horn
Blaine
Broadwater
Carbon
Carter
Cascade
Chouteau
Custer
Daniels
Dawson
Deer Lodge
Fallon
Fergus
Flathead
Gallatin
Garfield
Glacier
Golden Valley
Granite
Hill
Jefferson
Judith Basin
Lake
Lewis and Clark
Liberty
Lincoln
McCone
Madison
Meagher
Mineral
Missoula
Musselshell
Park
Petroleum
Phillips
Pondera
Powder River
Powell
Prairie
Ravalli
Richland
Roosevelt
Rosebud
Sanders
Sheridan
Silver Bow
Stillwater
Sweet Grass
Teton
Toole
Treasure
Valley
Wheatland
Wibaux
Yellowstone

Appendix B

Comparison of All Wage Earners' Average Annual Pay Relative to Affordability of Housing

2006 2020
Home % of Income Home % of Income
Affordability to Rent Affordability to Rent
Average Median Home Excess or 2-Bedroom Average Median Home Excess or 2-Bedroom
Annual Pay Cost Shortfall Apartment Annual Pay Cost Shortfall Apartment
$30,628 $172,180 ($64,176) 26.6% $29,555 $340,905 ($236,686) 52.1%
$26,884 $103,450 ($8,648) 33.8% $26,506 $196,781 ($103,313) 64.4%
$30,836 $138,202 ($29,464) 23.2% $33,466 $182,355 ($64,343) 34.4%
$28,704 $92,784 $8,435 25.3% $29,134 $183,706 ($80,971) 41.5%
$25,740 $182,218 ($91,451) 29.9% $26,820 $240,433 ($145,856) 54.0%
$23,244 $243,770 ($161,804) 35.5% $21,931 $482,648 ($405,312) 62.6%
$19,396 $95,000 ($26,604) 36.9% $19,548 $125,350 ($56,417) 59.0%
$29,536 $135,680 ($31,527) 25.7%, $28,963 $268,637 ($166,505) 39.1%
$21,216 $96,231 ($21,417) 34.2% $21,137 $126,975 ($52,440) 57.3%
$26,364 $96,592 ($3,624) 27.2% $24,908 $191,246 ($103,414) 46.3%
$26,260 $61,604 $30,997 27.3% $26,657 $81,285 $12,716 43.2%
$26,312 $159,333 ($66,548) 27.2% $27,746 $210,237 ($112,395) 41.5%
$23,764 $110,045 ($26,246) 32.4% $22,531 $145,202 ($65,751) 66.9%
$36,400 $52,542 $75,816 19.7% $35,895 $69,328 $57,248 32.1%
$26,520 $160,277 ($66,759) 27.0% $25,269 $262,971 ($173,864) 45.6%
$30,004 $234,900 ($129,096) 27.6%, $28,446 $465,086 ($364,775) 66.6%
$30,888 $310,000 ($201,079) 30.4% $29,349 $613,779 ($510,285) 56.6%
$18,200 $108,722 ($44,543) 39.4% $18,811 $143,456 ($77,123) 61.3%
$28,704 $83,213 $18,006 25.3% $28,173 $164,756 ($65,408) 43.0%
$21,268 $73,680 $1,318 33.7% $19,581 $105,539 ($36,491) 58.9%
$21,996 $239,025 ($161,460) 35.0% $22,140 $454,671 ($376,600) 68.1%
$26,936 $160,163 ($65,178) 26.6% $27,784 $211,332 ($113,357) 41.5%
$29,692 $160,000 ($55,297) 25.9% $31,533 $245,325 ($134,129) 47.8%
$21,008 $50,230 $23,851 34.6% $22,224 $66,277 $12,093 54.5%
$26,728 $208,500 ($114,249) 28.7% $25,963 $412,816 ($321,263) 57.3%
$33,644 $180,000 ($61,361) 24.2% $33,073 $311,702 ($195,075) 40.0%
$26,208 $71,286 $21,132 27.7% $28,413 $94,060 $6,134 42.6%
$26,780 $146,934 ($52,499) 29.4% $21,865 $290,919 ($213,817) 75.3%
$23,972 $98,471 ($13,938) 37.9% $24,690 $129,930 ($42,867) 69.1%
$28,132 $275,138 ($175,936) 25.5%, $28,636 $363,039 ($262,059) 40.3%
$22,256 $111,394 ($32,912) 40.8% $23,597 $146,982 ($63,771) 72.3%
$22,204 $232,800 ($154,502) 40.6%, $19,092 $460,928 ($393,605) 147.2%
$30,680 $206,850 ($98,663) 30.0% $28,927 $409,549 ($307,544) 75.5%
$24,908 $111,394 ($23,560) 28.8% $23,647 $220,553 ($137,167) 48.7%
$24,804 $184,806 ($97,339) 34.9% $23,263 $365,903 ($283,870) 102.3%,
$16,276 $111,394 ($54,000) 44.0% $21,100 $220,553 ($146,147) 54.6%
$24,232 $76,696 $8,754 29.6% $24,542 $151,853 ($65,308) 47.0%
$26,156 $111,394 ($19,160) 27.8% $27,820 $220,553 ($122,449) 43.5%
$19,292 $98,471 ($30,441) 37.1% $20,360 $129,930 ($58,135) 56.6%
$29,952 $194,206 ($88,586) 25.7% $28,593 $379,419 ($278,591) 52.7%
$24,180 $113,500 ($28,234) 29.6% $24,875 $156,047 ($68,330) 46.3%
$26,260 $235,963 ($143,362) 32.1% $25,389 $467,191 ($377,662) 84.5%
$31,200 $131,353 ($21,332) 23.0% $30,416 $215,515 ($108,259) 37.9%
$25,428 $98,471 ($8,804) 28.2% $25,039 $129,930 ($41,634) 46.0%
$38,116 $119,490 $14,919 18.8% $38,433 $162,048 ($26,520) 30.0%
$23,816 $221,449 ($137,466) 33.1% $22,385 $438,454 ($359,516) 73.5%
$23,140 $74,489 $7,110 31.0% $22,896 $98,287 ($17,547) 50.3%
$31,668 $169,687 ($58,016) 22.7%, $29,103 $282,196 ($179,570) 40.4%
$40,404 $150,000 ($7,523) 17.7% $45,642 $296,990 ($136,040) 25.3%
$37,752 $210,694 ($77,568) 19.0%, $39,968 $331,938 ($190,998) 28.8%
$25,272 $129,749 ($40,632) 28.7% $26,292 $171,201 ($78,487) 46.0%
$29,016 $111,394 ($9,074) 25.0% $30,941 $220,553 ($111,446) 39.1%
$21,476 $98,471 ($22,740) 33.3% $23,000 $133,543 ($52,438) 50.1%
$25,532 $92,335 ($2,301) 28.1% $26,679 $121,834 ($27,755) 43.2%
$20,540 $111,394 ($38,963) 34.9% $20,483 $220,553 ($148,322) 56.3%
$21,736 $98,471 ($21,823) 33.0% $20,138 $153,047 ($82,034) 57.2%
$33,644 $164,000 ($45,361) 24.5% $32,868 $324,709 ($208,805) 44.3%




Appendix C

Comparison of Licensed Practical Nurses' Average Annual Pay Relative to Affordability of Housing

Geographic
Area
Beaverhead
Big Horn
Blaine
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2006 2020
Home % of Income Home % of Income
Affordability to Rent Affordability to Rent
Average Median Home  Excess or 2-Bedroom Average Median Home  Excess or 2-Bedroom
Annual Pay Cost Shortfall Apartment Annual Pay Cost Shortfall Apartment

$29,280 $103,450 ($199) 31.0% $38,134 $196,781 ($62,310) 44.8%
$29,230 $138,202 ($35,128) 24.5% $40,248 $182,355 ($40,426) 28.6%
$29,230 $92,784 $10,290 24.8% $37,424 $183,706 ($51,737) 32.3%
$29,280 $182,218 ($78,967) 26.3% $34,764 $240,433 ($117,845) 41.6%
$32,080 $243,770 ($130,646) 25.7% $40,472 $482,648 ($339,932) 33.9%
$32,830 $95,000 $20,769 21.8% $38,701 $125,350 $11,121 29.8%
$32,110 $135,680 ($22,450) 23.6% $44,754 $268,637 ($110,821) 25.3%
$29,230 $96,231 $6,843 24.8% $36,296 $126,975 $1,016 33.3%
$32,830 $96,592 $19,177 21.8% $40,878 $191,246 ($47,097) 28.2%
$32,830 $61,604 $54,165 21.8% $35,586 $81,285 $44,201 32.4%
$32,830 $159,333 ($43,564) 21.8% $41,769 $210,237 ($62,946) 27.6%
$29,280 $110,045 ($6,794) 26.3% $38,652 $145,202 ($8,904) 39.0%
$32,830 $52,542 $63,227 21.8% $49,334 $69,328 $104,641 23.4%
$29,230 $160,277 ($57,203) 24.5% $36,814 $262,971 ($133,153) 31.3%
$30,120 $234,900 ($128,687) 27.4% $39,615 $465,086 ($325,392) 47.8%
$29,280 $310,000 ($206,749) 32.0% $43,628 $613,779 ($459,933) 38.1%
$32,830 $108,722 $7,047 21.8% $33,158 $143,456 ($26,530) 34.8%
$29,230 $83,213 $19,861 24.8% $40,700 $164,756 ($21,235) 29.7%
$29,230 $73,680 $29,394 24.5% $31,011 $105,539 $3,814 37.2%
$29,280 $239,025 ($135,774) 26.3% $37,793 $454,671 ($321,399) 39.9%
$29,230 $160,163 ($57,089) 24.5% $40,671 $211,332 ($67,914) 28.3%
$29,280 $160,000 ($56,749) 26.3% $42,586 $245,325 ($95,154) 35.4%
$29,230 $50,230 $52,844 24.8% $33,277 $66,277 $51,068 36.4%
$30,120 $208,500 ($102,287) 25.5% $53,694 $412,816 ($223,474) 27.7%
$29,280 $180,000 ($76,749) 27.9% $42,576 $311,702 ($161,565) 31.1%
$29,230 $71,286 $31,788 24.8% $36,244 $94,060 $33,749 33.4%
$30,120 $146,934 ($40,721) 26.2% $36,702 $290,919 ($161,497) 44.8%
$32,830 $98,471 $17,298 27.7% $33,158 $129,930 ($13,004) 51.5%
$29,280 $275,138 ($171,887) 24.5% $38,176 $363,039 ($228,418) 30.2%
$29,280 $111,394 ($8,143) 31.0% $32,096 $146,982 ($33,801) 53.2%
$30,120 $232,800 ($126,587) 29.9% $41,762 $460,928 ($313,663) 67.3%
$31,170 $206,850 ($96,935) 29.6% $49,472 $409,549 ($235,094) 44.1%
$29,230 $111,394 ($8,320) 24.5% $44,980 $220,553 ($61,940) 25.6%
$29,280 $184,806 ($81,555) 29.6% $38,338 $365,903 ($230,710) 62.1%
$29,230 $111,394 ($8,320) 24.5% $32,585 $220,553 ($105,648) 35.4%
$32,830 $76,696 $39,073 21.8% $43,131 $151,853 $242 26.7%
$29,230 $111,394 ($8,320) 24.8% $30,974 $220,553 ($111,328) 39.1%
$32,830 $98,471 $17,298 21.8% $46,440 $129,930 $33,832 24.8%
$29,280 $194,206 ($90,955) 26.3% $47,226 $379,419 ($212,886) 31.9%
$32,830 $113,500 $2,269 21.8% $44,632 $156,047 $1,338 25.8%
$30,120 $235,963 ($129,750) 28.0% $41,356 $467,191 ($321,355) 51.9%
$32,830 $131,353 ($15,584) 21.8% $41,662 $215,515 ($68,599) 27.7%
$32,830 $98,471 $17,298 21.8% $40,590 $129,930 $13,202 28.4%
$32,830 $119,490 ($3,721) 21.8% $44,978 $162,048 ($3,443) 25.6%
$30,120 $221,449 ($115,236) 26.2% $36,162 $438,454 ($310,934) 45.5%
$32,830 $74,489 $41,280 21.8% $35,848 $98,287 $28,124 32.2%
$29,280 $169,687 ($66,436) 24.6% $35,384 $282,196 ($157,421) 33.3%
$29,230 $150,000 ($46,926) 24.5% $38,548 $296,990 ($161,058) 29.9%
$29,230 $210,694 ($107,620) 24.5% $36,669 $331,938 ($202,633) 31.4%
$29,230 $129,749 ($26,675) 24.8% $36,936 $171,201 ($40,953) 32.8%
$29,230 $111,394 ($8,320) 24.8% $38,770 $220,553 ($83,837) 31.2%
$32,830 $98,471 $17,298 21.8% $53,342 $133,543 $54,559 21.6%
$32,830 $92,335 $23,434 21.8% $39,052 $121,834 $15,877 29.5%
$29,230 $111,394 ($8,320) 24.5% $35,321 $220,553 ($95,999) 32.6%
$32,830 $98,471 $17,298 21.8% $38,204 $153,047 ($18,327) 30.2%
$32,080 $164,000 ($50,876) 25.7% $39,486 $324,709 ($185,469) 36.9%
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Appendix D

Comparison of a Police Officer's Average Annual Pay Relative to Affordability of Housing

2006 2020
Home % of Income Home % of Income
Affordability to Rent Affordability to Rent
Average Annual Median Home Excess or 2-Bedroom | Average Annual Median Home Excess or 2-Bedroom
Pay Cost Shortfall Apartment Pay Cost Shortfall Apartment
$37,610 $172,180 ($39,555) 21.7% $57,966 $340,905 ($136,498) 26.6%
$38,590 $103,450 $32,631 23.5% $50,259 $196,781 ($19,553) 34.0%
$36,610 $138,202 ($9,103) 19.6% $50,410 $182,355 ($4,592) 22.9%
$36,610 $92,784 $36,315 19.8% $46,873 $183,706 ($18,418) 25.8%
$38,590 $182,218 ($46,137) 20.0% $45,817 $240,433 ($78,866) 31.6%
$36,610 $243,770 ($114,671) 22.5% $46,187 $482,648 ($319,779) 29.7%
$33,150 $95,000 $21,897 21.6% $39,078 $125,350 $12,451 29.5%
$41,390 $135,680 $10,274 18.3% $57,688 $268,637 ($65,211) 19.6%
$36,610 $96,231 $32,868 19.8% $45,460 $126,975 $33,332 26.6%
$33,150 $96,592 $20,305 21.6% $41,276 $191,246 ($45,692) 27.9%
$33,150 $61,604 $55,293 21.6% $35,933 $81,285 $45,425 32.1%
$33,150 $159,333 ($42,436) 21.6% $42,176 $210,237 ($61,510) 27.3%
$38,590 $110,045 $26,036 20.0% $50,941 $145,202 $34,433 29.6%
$33,150 $52,542 $64,355 21.6% $49,815 $69,328 $106,336 23.1%
$36,610 $160,277 ($31,178) 19.6% $46,109 $262,971 ($100,376) 25.0%
$36,180 $234,900 ($107,318) 22.8%, $47,585 $465,086 ($297,286) 39.8%
$38,590 $310,000 ($173,919) 24.3% $57,500 $613,779 ($411,015) 28.9%
$33,150 $108,722 $8,175 21.6% $33,482 $143,456 ($25,390) 34.4%
$36,610 $83,213 $45,886 19.8% $50,976 $164,756 $15,001 23.7%
$36,610 $73,680 $55,419 19.6% $38,840 $105,539 $31,424 29.7%
$38,590 $239,025 ($102,944) 20.0% $49,810 $454,671 ($279,023) 30.3%
$36,610 $160,163 ($31,064) 19.6%, $50,939 $211,332 ($31,704) 22.6%
$38,590 $160,000 ($23,919) 20.0% $56,126 $245,325 ($47,405) 26.9%
$36,610 $50,230 $78,869 19.8% $41,679 $66,277 $80,695 29.0%
$36,180 $208,500 ($80,918) 21.2% $64,497 $412,816 ($185,379) 23.1%
$38,590 $180,000 ($43,919) 21.1% $56,114 $311,702 ($113,827) 23.6%
$36,610 $71,286 $57,813 19.8% $45,395 $94,060 $66,018 26.7%
$36,180 $146,934 ($19,352) 21.8% $44,086 $290,919 ($135,458) 37.3%
$33,150 $98,471 $18,426 27.4% $33,482 $129,930 ($11,864) 51.0%
$38,590 $275,138 ($139,057) 18.6%, $50,315 $363,039 ($185,613) 22.9%
$38,590 $111,394 $24,687 23.5% $42,302 $146,982 $2,187 40.4%
$36,180 $232,800 ($105,218) 24.9%, $50,164 $460,928 ($284,034) 56.0%
$35,520 $206,850 ($81,595) 26.0% $56,377 $409,549 ($210,747) 38.7%
$36,610 $111,394 $17,705 19.6% $56,336 $220,553 ($21,893) 20.5%
$38,590 $184,806 ($48,725) 22.4% $50,529 $365,903 ($187,723) 47.1%
$36,610 $111,394 $17,705 19.6% $40,812 $220,553 ($76,637) 28.2%
$33,150 $76,696 $40,201 21.6% $43,552 $151,853 $1,724 26.5%
$36,610 $111,394 $17,705 19.8% $38,794 $220,553 ($83,751) 31.2%
$33,150 $98,471 $18,426 21.6% $46,893 $129,930 $35,428 24.6%
$38,590 $194,206 ($58,125) 20.0%, $62,242 $379,419 ($159,934) 24.2%
$33,150 $113,500 $3,397 21.6% $45,067 $156,047 $2,872 25.6%
$36,180 $235,963 ($108,381) 23.3% $49,677 $467,191 ($292,013) 43.2%
$33,150 $131,353 ($14,456) 21.6%, $42,069 $215,515 ($67,167) 27.4%
$33,150 $98,471 $18,426 21.6% $40,985 $129,930 $14,597 28.1%
$33,150 $119,490 ($2,593) 21.6% $45,416 $162,048 ($1,897) 25.4%
$36,180 $221,449 ($93,867) 21.8% $43,438 $438,454 ($285,278) 37.9%
$33,150 $74,489 $42,408 21.6% $36,197 $98,287 $29,356 31.8%
$38,590 $169,687 ($33,606) 18.7% $46,635 $282,196 ($117,747) 25.2%
$36,610 $150,000 ($20,901) 19.6% $48,280 $296,990 ($126,738) 23.9%
$36,610 $210,694 ($81,595) 19.6% $45,927 $331,938 ($169,986) 25.1%
$36,610 $129,749 ($650) 19.8% $46,262 $171,201 ($8,067) 26.2%
$36,610 $111,394 $17,705 19.8% $48,559 $220,553 ($49,319) 24.9%
$33,150 $98,471 $18,426 21.6% $53,862 $133,543 $56,392 21.4%
$33,150 $92,335 $24,562 21.6% $39,433 $121,834 $17,219 29.2%
$36,610 $111,394 $17,705 19.6% $44,239 $220,553 ($64,551) 26.1%
$33,150 $98,471 $18,426 21.6% $38,576 $153,047 ($17,014) 29.9%
$36,610 $164,000 ($34,901) 22.5% $45,062 $324,709 ($165,807) 32.3%
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Appendix E

Comparison of Elementary School Teachers' Average Annual Pay Relative to Affordability of Housing

2006 2020
Home % of Income Home % of Income
Affordability to Rent Affordability to Rent
Average Annual Median Home Excess or 2-Bedroom | Average Annual Median Home Excess or 2-Bedroom
Pay Cost Shortfall Apartment Pay Cost Shortfall Apartment
$34,400 $172,180 ($50,875) 23.7% $53,019 $340,905 ($153,944) 29.0%
$32,160 $103,450 $9,956 28.2% $41,884 $196,781 ($49,084) 40.8%
$33,360 $138,202 ($20,564) 21.5% $45,935 $182,355 ($20,373) 25.1%
$33,360 $92,784 $24,854 21.8% $42,712 $183,706 ($33,091) 28.3%
$32,160 $182,218 ($68,812) 23.9% $38,183 $240,433 ($105,787) 37.9%
$39,910 $243,770 ($103,035) 20.7% $50,350 $482,648 ($305,098) 27.3%
$35,000 $95,000 $28,421 20.5% $41,259 $125,350 $20,141 27.9%
$32,310 $135,680 ($21,745) 23.5% $45,033 $268,637 ($109,838) 25.1%
$33,360 $96,231 $21,407 21.8% $41,424 $126,975 $19,101 29.2%
$35,000 $96,592 $26,829 20.5% $43,580 $191,246 ($37,569) 26.5%
$35,000 $61,604 $61,817 20.5% $37,938 $81,285 $52,496 30.4%
$35,000 $159,333 ($35,912) 20.5% $44,530 $210,237 ($53,211) 25.9%
$32,160 $110,045 $3,361 23.9% $42,453 $145,202 $4,502 35.5%
$35,000 $52,542 $70,879 20.5% $52,595 $69,328 $116,140 21.9%
$33,360 $160,277 ($42,639) 21.5% $42,016 $262,971 ($114,810) 27.4%
$35,860 $234,900 ($108,446) 23.1% $47,164 $465,086 ($298,770) 40.2%
$32,160 $310,000 ($196,594) 29.2% $47,919 $613,779 ($444,801) 34.6%
$35,000 $108,722 $14,699 20.5% $35,350 $143,456 ($18,801) 32.6%
$33,360 $83,213 $34,425 21.8% $46,451 $164,756 ($956) 26.1%
$33,360 $73,680 $43,958 21.5% $35,392 $105,539 $19,265 32.6%
$32,160 $239,025 ($125,619) 23.9% $41,511 $454,671 ($308,290) 36.3%
$33,360 $160,163 ($42,525) 21.5% $46,417 $211,332 ($47,650) 24.8%
$32,160 $160,000 ($46,594) 23.9% $46,774 $245,325 ($80,383) 32.2%
$33,360 $50,230 $67,408 21.8% $37,979 $66,277 $67,648 31.9%
$35,860 $208,500 ($82,046) 21.4% $63,926 $412,816 ($187,391) 23.3%
$32,160 $180,000 ($66,594) 25.4% $46,764 $311,702 ($146,798) 28.3%
$33,360 $71,286 $46,352 21.8% $41,365 $94,060 $51,808 29.3%
$35,860 $146,934 ($20,480) 22.0%, $43,696 $290,919 ($136,833) 37.7%
$35,000 $98,471 $24,950 25.9% $35,350 $129,930 ($5,275) 48.3%
$32,160 $275,138 ($161,732) 22.3% $41,931 $363,039 ($215,177) 27.5%
$32,160 $111,394 $2,012 28.2% $35,253 $146,982 ($22,668) 48.4%
$35,860 $232,800 ($106,346) 25.1%, $49,720 $460,928 ($285,599) 56.5%
$27,240 $206,850 ($110,793) 33.8% $43,235 $409,549 ($257,089) 50.5%
$33,360 $111,394 $6,244 21.5% $51,335 $220,553 ($39,529) 22.5%
$32,160 $184,806 ($71,400) 26.9% $42,109 $365,903 ($217,412) 56.5%
$33,360 $111,394 $6,244 21.5% $37,189 $220,553 ($89,413) 31.0%
$35,000 $76,696 $46,725 20.5% $45,982 $151,853 $10,295 25.1%
$33,360 $111,394 $6,244 21.8% $35,350 $220,553 ($95,896) 34.2%
$35,000 $98,471 $24,950 20.5% $49,510 $129,930 $44,656 23.3%
$32,160 $194,206 ($80,800) 23.9% $51,871 $379,419 ($196,505) 29.1%
$35,000 $113,500 $9,921 20.5% $47,582 $156,047 $11,741 24.2%
$35,860 $235,963 ($109,509) 23.5% $49,238 $467,191 ($293,563) 43.6%
$35,000 $131,353 ($7,932) 20.5% $44,416 $215,515 ($58,888) 26.0%
$35,000 $98,471 $24,950 20.5% $43,273 $129,930 $22,662 26.6%
$35,000 $119,490 $3,931 20.5% $47,951 $162,048 $7,041 24.0%
$35,860 $221,449 ($94,995) 22.0% $43,054 $438,454 ($286,632) 38.2%
$35,000 $74,489 $48,932 20.5% $38,217 $98,287 $36,479 30.2%
$32,160 $169,687 ($56,281) 22.4% $38,864 $282,196 ($145,148) 30.3%
$33,360 $150,000 ($32,362) 21.5% $43,994 $296,990 ($141,852) 26.2%
$33,360 $210,694 ($93,056) 21.5% $41,850 $331,938 ($184,363) 27.5%
$33,360 $129,749 ($12,111) 21.8%, $42,155 $171,201 ($22,549) 28.7%
$33,360 $111,394 $6,244 21.8% $44,248 $220,553 ($64,520) 27.4%
$35,000 $98,471 $24,950 20.5% $56,868 $133,543 $66,992 20.3%
$35,000 $92,335 $31,086 20.5% $41,634 $121,834 $24,980 27.7%
$33,360 $111,394 $6,244 21.5% $40,312 $220,553 ($78,400) 28.6%
$35,000 $98,471 $24,950 20.5% $40,729 $153,047 ($9,423) 28.3%
$39,910 $164,000 ($23,265) 20.7% $49,124 $324,709 ($151,483) 29.6%
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Appendix F

Comparison of a Retail Salesperson's Average Annual Pay Relative to Affordability of Housing

2006 2020
Home % of Income Home % of Income
Affordability to Rent Affordability to Rent
Average Annual Median Home Excess or 2-Bedroom | Average Annual Median Home Excess or 2-Bedroom
Pay Cost Shortfall Apartment Pay Cost Shortfall Apartment
$18,590 $172,180 ($106,626) 43.9% $28,652 $340,905 ($239,870) 53.7%
$18,580 $103,450 ($37,931) 48.9% $24,198 $196,781 ($111,451) 70.5%
$15,890 $138,202 ($82,169) 45.1% $21,880 $182,355 ($105,200) 52.7%
$15,890 $92,784 ($36,751) 45.7% $20,344 $183,706 ($111,965) 59.5%
$18,580 $182,218 ($116,699) 41.4% $22,060 $240,433 ($162,643) 65.6%
$19,470 $243,770 ($175,113) 42.4% $24,563 $482,648 ($396,031) 55.9%
$16,580 $95,000 ($36,534) 43.2% $19,545 $125,350 ($56,429) 59.0%
$20,080 $135,680 ($64,872) 37.8%, $27,987 $268,637 ($169,947) 40.5%
$15,890 $96,231 ($40,198) 45.7% $19,731 $126,975 ($57,396) 61.3%
$16,580 $96,592 ($38,126) 43.2% $20,644 $191,246 ($118,447) 55.8%
$16,580 $61,604 ($3,138) 43.2% $17,972 $81,285 ($17,911) 64.1%
$16,580 $159,333 ($100,867) 43.2% $21,094 $210,237 ($135,851) 54.6%
$18,580 $110,045 ($44,526) 41.4% $24,527 $145,202 ($58,713) 61.5%
$16,580 $52,542 $5,924 43.2% $24,915 $69,328 $18,531 46.3%
$15,890 $160,277 ($104,244) 45.1% $20,013 $262,971 ($192,399) 57.6%
$18,970 $234,900 ($168,006) 43.6% $24,950 $465,086 ($377,105) 75.9%
$18,580 $310,000 ($244,481) 50.5%, $27,685 $613,779 ($516,154) 60.0%
$16,580 $108,722 ($50,256) 43.2% $16,746 $143,456 ($84,405) 68.8%
$15,890 $83,213 ($27,180) 45.7% $22,125 $164,756 ($86,735) 54.7%
$15,890 $73,680 ($17,647) 45.1% $16,858 $105,539 ($46,092) 68.4%
$18,580 $239,025 ($173,506) 41.4% $23,982 $454,671 ($370,101) 62.9%
$15,890 $160,163 ($104,130) 45.1% $22,109 $211,332 ($133,367) 52.1%
$18,580 $160,000 ($94,481) 41.4% $27,023 $245,325 ($150,032) 55.8%
$15,890 $50,230 $5,803 45.7% $18,090 $66,277 ($2,486) 66.9%
$18,970 $208,500 ($141,606) 40.4% $33,817 $412,816 ($293,566) 44.0%
$18,580 $180,000 ($114,481) 43.9% $27,017 $311,702 ($216,431) 48.9%
$15,890 $71,286 ($15,253) 45.7% $19,703 $94,060 ($24,581) 61.4%
$18,970 $146,934 ($80,040) 41.5% $23,115 $290,919 ($209,408) 71.2%
$16,580 $98,471 ($40,005) 54.8% $16,746 $129,930 ($70,879) 101.9%
$18,580 $275,138 ($209,619) 38.5% $24,225 $363,039 ($277,613) 47.6%
$18,580 $111,394 ($45,875) 48.9% $20,367 $146,982 ($75,161) 83.8%
$18,970 $232,800 ($165,906) 47.5%, $26,302 $460,928 ($368,179) 106.9%)
$18,770 $206,850 ($140,661) 49.1% $29,791 $409,549 ($304,495) 73.3%
$15,890 $111,394 ($55,361) 45.1% $24,452 $220,553 ($134,327) 47.1%
$18,580 $184,806 ($119,287) 46.6% $24,328 $365,903 ($280,115) 97.8%
$15,890 $111,394 ($55,361) 45.1% $17,714 $220,553 ($158,088) 65.1%
$16,580 $76,696 ($18,230) 43.2% $21,782 $151,853 ($75,041) 52.9%
$15,890 $111,394 ($55,361) 45.7% $16,838 $220,553 ($161,176) 71.9%
$16,580 $98,471 ($40,005) 43.2% $23,453 $129,930 ($47,226) 49.1%
$18,580 $194,206 ($128,687) 41.4% $29,968 $379,419 ($273,743) 50.3%
$16,580 $113,500 ($55,034) 43.2% $22,540 $156,047 ($76,563) 51.1%
$18,970 $235,963 ($169,069) 44.4% $26,047 $467,191 ($375,341) 82.3%
$16,580 $131,353 ($72,887) 43.2%) $21,041 $215,515 ($141,319) 54.8%
$16,580 $98,471 ($40,005) 43.2% $20,499 $129,930 ($57,645) 56.2%
$16,580 $119,490 ($61,024) 43.2% $22,715 $162,048 ($81,948) 50.7%
$18,970 $221,449 ($154,555) 41.5% $22,776 $438,454 ($358,140) 72.3%
$16,580 $74,489 ($16,023) 43.2% $18,104 $98,287 ($34,446) 63.7%
$18,580 $169,687 ($104,168) 38.8% $22,453 $282,196 ($203,019) 52.4%
$15,890 $150,000 ($93,967) 45.1% $20,955 $296,990 ($223,095) 55.0%
$15,890 $210,694 ($154,661) 45.1% $19,934 $331,938 ($261,645) 57.8%
$15,890 $129,749 ($73,716) 45.7% $20,079 $171,201 ($100,395) 60.3%
$15,890 $111,394 ($55,361) 45.7% $21,076 $220,553 ($146,231) 57.4%
$16,580 $98,471 ($40,005) 43.2% $26,939 $133,543 ($38,547) 42.8%
$16,580 $92,335 ($33,869) 43.2% $19,722 $121,834 ($52,286) 58.4%
$15,890 $111,394 ($55,361) 45.1% $19,201 $220,553 ($152,843) 60.0%
$16,580 $98,471 ($40,005) 43.2% $19,294 $153,047 ($85,010) 59.7%
$19,470 $164,000 ($95,343) 42.4% $23,965 $324,709 ($240,201) 60.7%
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Comparison of a Senior on the average Social Security Income Relative to Affordability of Housing

Appendix G

2006 2020
Home % of Income Home % of Income
Affordability to Rent Affordability to Rent
Average Annual Median Home Excess or 2-Bedroom | Average Annual Median Home Excess or 2-Bedroom
Pay Cost Shortfall Apartment Pay Cost Shortfall Apartment
$13,016 $172,180 ($126,281) 62.7% $18,978 $340,905 ($273,984) 81.1%
$13,164 $103,450 ($57,028) 69.0% $19,194 $196,781 ($129,098) 88.9%
$10,776 $138,202 ($100,201) 66.5% $15,712 $182,355 ($126,949) 73.4%
$11,922 $92,784 ($50,745) 60.9% $17,382 $183,706 ($122,412) 69.6%
$13,507 $182,218 ($134,588) 57.0% $19,693 $240,433 ($170,988) 73.5%
$12,402 $243,770 ($200,037) 66.5% $18,082 $482,648 ($418,884) 75.9%
$10,481 $95,000 ($58,042) 68.3% $15,281 $125,350 ($71,464) 75.4%
$12,906 $135,680 ($90,168) 58.8% $18,818 $268,637 ($202,280) 60.2%
$13,379 $96,231 ($49,052) 54.3% $19,507 $126,975 ($58,186) 62.0%
$12,941 $96,592 ($50,958) 55.3% $18,868 $191,246 ($124,710) 61.1%
$13,109 $61,604 ($15,376) 54.6% $19,114 $81,285 ($13,885) 60.3%
$13,125 $159,333 ($113,049) 54.6% $19,137 $210,237 ($142,753) 60.2%
$12,726 $110,045 ($65,170) 60.5% $18,554 $145,202 ($79,773) 81.2%
$12,254 $52,542 ($9,329) 58.4% $17,867 $69,328 ($6,323) 64.5%
$12,860 $160,277 ($114,927) 55.7% $18,751 $262,971 ($196,850) 61.5%
$13,483 $234,900 ($187,356) 61.3% $19,658 $465,086 ($395,767) 96.4%
$13,772 $310,000 ($261,436) 68.1% $20,079 $613,779 ($542,972) 82.7%
$10,848 $108,722 ($70,468) 66.0% $15,817 $143,456 ($87,681) 72.9%
$10,988 $83,213 ($44,464) 66.1% $16,021 $164,756 ($108,260) 75.5%
$13,217 $73,680 ($27,072) 54.2% $19,271 $105,539 ($37,584) 59.8%
$13,464 $239,025 ($191,545) 57.2% $19,631 $454,671 ($385,444) 76.8%
$14,367 $160,163 ($109,499) 49.9% $20,948 $211,332 ($137,462) 55.0%
$13,197 $160,000 ($113,462) 58.3% $19,242 $245,325 ($177,472) 78.3%
$12,784 $50,230 ($5,148) 56.8% $18,640 $66,277 ($548) 64.9%
$12,891 $208,500 ($163,044) 59.5% $18,795 $412,816 ($346,540) 79.1%
$13,014 $180,000 ($134,108) 62.7% $18,975 $311,702 ($244,790) 69.7%
$13,589 $71,286 ($23,365) 53.4% $19,814 $94,060 ($24,191) 61.1%
$12,950 $146,934 ($101,267) 60.8% $18,882 $290,919 ($224,336) 87.2%
$12,279 $98,471 ($55,171) 74.0% $17,903 $129,930 ($66,799) 95.4%
$12,352 $275,138 ($231,582) 58.0% $18,009 $363,039 ($299,534) 64.0%
$11,505 $111,394 ($70,825) 78.9% $16,774 $146,982 ($87,832) 101.8%
$13,145 $232,800 ($186,447) 68.6% $19,165 $460,928 ($393,345) 146.7%
$13,195 $206,850 ($160,320) 69.9% $19,239 $409,549 ($341,707) 113.5%
$12,306 $111,394 ($68,000) 58.2% $17,942 $220,553 ($157,283) 64.2%
$13,283 $184,806 ($137,967) 65.1% $19,366 $365,903 ($297,612) 122.9%
$10,227 $111,394 ($75,329) 70.0% $14,911 $220,553 ($167,970) 77.3%
$12,059 $76,696 ($34,172) 59.4% $17,582 $151,853 ($89,852) 65.6%
$13,022 $111,394 ($65,473) 55.7% $18,987 $220,553 ($153,599) 63.7%
$13,548 $98,471 ($50,697) 52.9% $19,753 $129,930 ($60,276) 58.4%
$13,116 $194,206 ($147,954) 58.7% $19,124 $379,419 ($311,983) 78.8%
$12,567 $113,500 ($69,184) 57.0% $18,323 $156,047 ($91,433) 62.9%
$12,325 $235,963 ($192,501) 68.4% $17,970 $467,191 ($403,822) 119.3%
$12,874 $131,353 ($85,954) 55.6% $18,771 $215,515 ($149,322) 61.4%
$11,565 $98,471 ($57,689) 61.9% $16,862 $129,930 ($70,470) 68.4%
$11,796 $119,490 ($77,893) 60.7% $17,199 $162,048 ($101,399) 67.0%
$12,904 $221,449 ($175,944) 61.1% $18,815 $438,454 ($372,107) 87.5%
$13,157 $74,489 ($28,093) 54.4% $19,183 $98,287 ($30,640) 60.1%
$12,605 $169,687 ($125,237) 57.1% $18,378 $282,196 ($217,388) 64.0%
$12,813 $150,000 ($104,818) 55.9% $18,681 $296,990 ($231,113) 61.7%
$11,659 $210,694 ($169,580) 61.4% $16,999 $331,938 ($271,993) 67.8%
$12,959 $129,749 ($84,051) 56.0% $18,895 $171,201 ($104,573) 64.1%
$12,875 $111,394 ($65,993) 56.4% $18,772 $220,553 ($154,357) 64.5%
$11,724 $98,471 ($57,127) 61.1% $17,094 $133,543 ($73,262) 67.4%
$13,036 $92,335 ($46,365) 54.9% $19,007 $121,834 ($54,810) 60.6%
$12,769 $111,394 ($66,366) 56.1% $18,618 $220,553 ($154,901) 61.9%
$13,079 $98,471 ($52,349) 54.8% $19,070 $153,047 ($85,800) 60.4%
$13,572 $164,000 ($116,142) 60.8% $19,788 $324,709 ($254,932) 73.5%




Appendix H
Comparison of Household, Homeownership, Vacancy, and Population data by County

% Change in % Change in Number
Homeownership Rate Number of Population from 2006 | of Households from
Geographic Area in 2000 Households in 2006 | Vacancy Rate in 2000 to 2020 2006 to 2020

Beaverhead 63.7% 3,510 19.4% 9.8% 12.5%

Blaine 61.0% 2,380 15.1% -3.7% -1.7%

Carbon 74.2% 4,250 26.0% 10.7% 13.6%

Cascade 64.9% 32,180 7.6% -4.7% -2.4%

Custer 70.1% 4,560 11.0% -0.7% 1.5%

Dawson 74.0% 3,460 13.0% -6.4%

Fallon 77.3% 1,110 19.1% -9.5%

Flathead 73.3% 34,170 14.9% 29.4%

Garfield 73.3% 520 44.6% -11.6%

Golden Valley 77.5% 400 18.9% 10.4% 15.0%

Hill 64.4% 6,370 13.4% -5.6% -3.5%

Judith Basin 77.2% 880 28.2% -5.7% -3.4%

Lewis and Clark 70.0% 24,340 11.0% 25.2% 28.1%

Lincoln 76.5% 7,960 6.8% 9.3%

Madison 70.4% 720 17.4% 20.2%

Mineral 73.0% 1,670 11.4% 14.4%

Musselshell 76.9% 1,930 6.0% 9.3%

Petroleum 74.4% 200 27.7% -15.6% -5.0%

Pondera 70.2% 2,280 15.0% -7.0% -4.4%

Powell 71.4% 2,370 17.3% 7.9% 10.1%

Ravalli 75.7% 16,320 10.4% 39.3% 42.7%

Roosevelt 65.3% 3,530 1.8% 4.2%

Sanders 76.5% 4,680 17.9% 21.2%

Silver Bow 70.4% 13,680 -1.6% 1.0%

Sweet Grass 74.1% 1,530 6.9% 9.8%

Toole 71.5% 1,890 14.7% -7.0% -4.8%

Valley 75.9% 2,880 35.0% -13.9% -12.2%

Wibaux 73.2% 370 28.3% -13.1% -10.8%
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Appendix |

Comparison of Housing Unit data by County

Units in Poor Condition Lost by 2020

2006 Units in Good Condition, still available in 2020

Housing
Total Units that
Housing |must be built
Manufactured Manufactured Units Needed| or renovated
Single-family[Multi-family |Home Total Single-family [Multi-family |Home Total by 2020 by 2020
61963 8,840 35587 106,390 301,487 56,230 50,331 408,048 502,758 94,711
766 84 592 1,442 2,621 493 529 3,643 4,716 1,074
1159 7 716 1,952 866 268 588 1,722 5,195 3,473
613 68 88 769 970 282 289 1,541 2,694 1,153
281 0 170 451 1,227 133 609 1,969 2,688 719
1876 37 593 2,506 3,192 289 591 4,072 6,086 2,015
510 0 205 715 31 24 66 121 652 531
5219 1,279 1855 8,353 18,556 6,650 2,049 27,255 33,798 6,543
1188 36 220 1,444 976 76 279 1,331 2,312 981
1836 285 487 2,608 1,943 548 381 2,872 5,141 2,269
538 26 28 592 398 26 79 503 847 343
1716 288 198 2,202 1,379 61 366 1,806 3,741 1,935
1782 192 203 2,177 2,288 378 306 2,972 4,144 1,172
687 24 230 941 323 60 136 519 1,215 697
1569 185 399 2,153 2,969 372 787 4,128 5,335 1,207
2140 285 6108 8,533 34,288 4,063 7,532 45,883 52,020 6,137
833 457 1295 2,585 27,190 7,372 3,694 38,256 48,569 10,313
552 7 157 716 112 7 103 222 694 473
817 259 186 1,262 1,306 272 319 1,897 5,530 3,633
346 0 76 422 120 0 52 172 547 375
275 32 169 476 1,280 52 340 1,672 1,990 318
1316 200 217 1,733 3,249 1,114 914 5,277 6,972 1,695
576 35 498 1,109 3,182 96 703 3,981 6,369 2,388
718 3 75 796 397 28 249 674 1,090 416
910 178 2970 4,058 11,072 1,028 2,311 14,411 17,850 3,438
1109 143 421 1,673 17,058 4,891 4,917 26,866 34,619 7,752
272 25 59 356 432 144 123 699 818 119
4510 73 2950 7,533 8,753 434 1,663 10,850 10,152 -698
609 20 90 719 805 40 253 1,098 816 -282
485 30 321 836 3,096 247 453 3,796 5,291 1,495
280 27 38 345 802 39 290 1,131 1,227 96
225 12 74 311 1,152 63 805 2,020 2,277 257
536 622 1248 2,406 28,220 9,394 5,305 42,919 54,373 11,454
1208 14 475 1,697 577 101 413 1,091 2,510 1,418
1773 200 467 2,440 5,179 905 1,222 7,306 9,892 2,586
135 1 49 185 100 2 62 164 243 79
625 55 238 918 1,079 175 182 1,436 1,917 481
722 78 188 988 1,137 107 188 1,432 2,506 1,074
604 0 183 787 118 27 154 299 824 526
636 74 177 887 1,738 148 426 2,312 3,063 750
482 16 56 554 76 10 57 143 551 408
1173 116 1593 2,882 13,579 1,223 2,094 16,896 25,710 8,814
1733 0 339 2,072 1,434 74 409 1,917 4,297 2,380
1323 125 314 1,762 786 188 302 1,276 4,101 2,825
1209 58 717 1,984 652 330 275 1,257 4,399 3,142
1384 44 1626 3,054 4,827 204 944 5,975 6,744 769
1342 70 196 1,608 313 99 53 465 1,579 1,115
3383 992 178 4,553 8,135 1,704 1,366 11,205 15,299 4,094
594 61 346 1,001 2,896 135 504 3,635 5,030 1,495
180 25 149 354 1,601 88 166 1,855 2,027 172
974 30 201 1,205 1,433 231 223 1,887 2,696 808
1026 98 150 1,274 674 208 238 1,120 2,065 944
221 0 65 286 83 13 65 161 300 139
2396 92 227 2,715 1,406 220 209 1,835 3,416 1,581
531 36 166 733 359 25 7 461 958 497
293 22 32 347 97 28 88 213 423 211
4717 1,467 4519 10,703 36,874 9,068 3,533 49,475 68,560 19,084




Appendix J
Comparison of Median Renter Income and Affordability of Renting a 2-bedroom Apartment

2006 2020

% of Income to rent % of Income to rent
Geographic Area Median Renter Income 2-bedroom appartment Median Renter Income 2-bedroom appartment

Beaverhead $32,052 53.26%

carbon
Custer
Fallon

Blaine

Cascade

Dawson

Flathead

Garfield
Golden Valley $36,003 32.02%
Hil $29,359 39.26%
Judith Basin $38,860 31.15%
Lewis & Clark $36,472 36.25%
Lincoln

Madison
Musselshell
Pondera
Ravall
sanders

Mineral

Petroleum

Powell

Roosevelt

Silver Bow

Sweet Grass

Toole $25,021 29.01% $36,052 33.57%
Valley $22,930 31.24% $33,443 34.47%
Wibaux $23,095 31.01% $23,906 48.22%



Appendix K
Comparison of Average Social Security Income and Affordability of Renting a 1-bedroom Apartment

2006 2020
Average Social Security Average Social Security
Income for Geographic % of SS Income to rent Income for Geographic % of SS Income to rent
Geographic Area Area 1-bedroom appartment Area 1-bedroom appartment

Beaverhead $13,164 52.5% $19,194 77.5%

Blaine $11,922 48.0% $17,382 61.2%

Carbon $12,402 51.4% $18,082 59.3%

Cascade $12,906 45.9% $18,818 50.6%

Custer $12,941 50.1% $18,868 73.9%

Dawson $13,125 45.9% $19,137 67.7%

Fallon $12,254 49.2% $17,867 72.5%

Flathead $13,483 48.8% $19,658 92.4%

$10,848 $15,817 81.9%

$13,217 $19,271 57.3%

$14,367 $20,948 51.3%

$12,784 $18,640 48.7%

Lewis & Clark $13,014 50.2% $18,975 65.6%

Lincoln $12,950 48.7% $18,882 81.7%

Madison $12,352 48.8% $18,009 71.9%

Mineral $13,145 54.6% $19,165 136.9%

Musselshell $12,306 49.0% $17,942 72.2%

Petroleum $10,227 59.0% $14,911 86.9%

Pondera $13,022 44.0% $18,987 48.1%

Powell $13,116 46.2% $19,124 68.9%

Ravalli $12,325 53.3% $17,970 101.1%

Roosevelt $11,565 52.1% $16,862 76.8%

Sanders $12,904 48.9% $18,815 82.0%

Silver Bow $12,605 44.4% $18,378 53.4%

Sweet Grass $11,659 51.7% $16,999 76.2%

Toole $12,875 44.5% $18,772 56.7%

Valley $13,036 46.3% $19,007 68.2%

Wibaux $13,079 46.1% $19,070 57.5%
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